Effects of land-ownership transformation in metropolitan fringe areas on existing urban pattern (a case study of Ayrancılar-Torbalı) by Karataş, Neslihan
EffectsofLand-ownershipTransformationin
MetropolitanFringeAreasonExistingUrbanPattern
(A CaseStudyofAyrancIlar-Torbah)
By
NeslihanKARA TA~
A DissertationSubmittedtothe
GraduateSchoolinPartialFulfillmentofthe
Requirementsfor theDegreeof
MASTER OF CITY PLANNING
Department:CityandRegionalPlanning
Major: CityPlanning
izmir InstituteofTechnology
Izmir,Turkey
January,2000
IIM\R YUKS£KI£KMOlO}\~£~Sl\lUSU
R£Kl0RlUGU
'-''''-II'~l1np,ve Ookiimontosyon\)aile B~l
Weapprovethethesisof NeslihanKARATAS
----~--------------------
Assoc.Prof.Dr. SernahatOZDEMiR
Supervisor
Departmentof City andRegionalPlanning
Prof.Dr. CernalARKON
Departmentof City andRegionalPlanning
C?t--~---------------~------------ - _:_----------
Assoc.Prof.Dr. OzenEYUCE
Departmentof Architecture
Prof.Dr. AkIn SUEL
Dateof Signature
.2~.1\.2.000
____2..L_1!..2~~ _
---~-jL~-~~~------
Headof Department
IlMIR YUKSEK TEKNOlOJi ENSTiTUSO
REKTORlUGU
!KlitUphonava OokumantasyonDaile B~l
ACKNOWLEDGEMENT
Thereareundoubtedlynumerouspeoplewho haveaccompaniedmeduringthis
longandhard-workingperiod- my graduate ducation- andI wouldlike to thankall
thosepeoplefor theirplayinga greatrole in my improvementprocessin termsof
intellectualandpracticalskillsandabilities.
In this respect,my greatesthanksis to my thesisadvisorAssoc. Prof. Dr.
SemahatOZDEMiR for herkindconcern,courageandconstructivecriticsandTorbah
TitleDeedOfficeandAyrancllarMunicipalityfor thegatheringof data.
And my special thanks is to Dr. Ylldmm ORAL and SebnemGok<;en
nONDAR, for their patience,great supportsand precious contributionsto the
translationprocessof thethesis.
I amalsogratefulto myfamilywhohaveplayedagreatroleduringmylife. And
moreimportantly,I'd like to thankto my belovedFATHER, whomI've lost forever,
for his loveandendlesssupportevenI feeltoday.
Thanksto all....
ABSTRACT
Parallel to urbanisation,growingcities have affectedtheir surroundingrural
settlements.This effect has resulted in a structuraltransformationof the rural
settlementsin metropolitanfringe area.With this effect, the largercity grew and
affectedthe settlementsin their fringe area and with this interaction,the social,
economicandphysicaltransformationsbegantotakeplaceinthefringe.
One of the most importantphenomena,which has beenaffectedfrom these
interactionandtransformationsi theland-ownershipaffair.The land-ownershiphasan
importantrole especiallyin the physical planningprocess.Besides affectingthe
physicalplanningprocess,this phenomenonis also affectedby physicalplanning
process.
The alffi of the thesis is to search for the effects of land-ownership
transformationin metropolitanfringeareason existingandpotentialurbanpattern,and
to find out if therearesomenegativeresultof thismentionetinteraction.In this way,
newproposalscan bebroughtup to solvetheexistingandpotentialproblemsrelated
with urbanlandandland-ownershiphenomena,andthequalityof living environment
canbeincreased.
For this study,first, literaturesurveyrelatedto urbansprawlandurbanfringe
hasbeenaccomplishedandlandpoliciesin Turkeyhavebeenconsidered.After these
researches,all of the title deeddatarelatedto casestudyareawhich is Ayrancllar
Municipality(plotnumbers,plot sizes,plotowners,andchangingof owners)havebeen
searchedbetween1968-1998in a threedecadesperiodandbeentransferredintomaps.
At the sametime,a land-usesurveyhaspreparedfor the areaandthe construction
permitsandphysicalplanshavebeentakenfromthemunicipalityto accountfor three
decadesperiod.Thus,asa resultof this study,it canbe saidthatthereexista strong
relationshipamongland-ownershiptransformationprocess,physicalplandecisions,and
existingand potentialurbanpatternsand someurbanproblemscan be solvedby
adoptingmoremeaningfulpoliciesduringthischangingprocess.
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OZET
Kentle~meyeparalelolarakkentlerinyapII~arakbiiyiimesi,~evresindekirrsal
yerle~melerietkilemi~tir.Bu etki, kentsel sa~aklanma lanmda yer alan krrsal
yerle~melerdeyapIsaldonii~iimenedenolmu~tur.Bu etki ile anakenthlZlabiiyiiyerek
~eperlerindebulunanyerle~melerietkilemi~tir.Bu etkile~irnile birlikte ~eperlerdeki
yerle~melerdesosyal,ekonomikvefizikseldonii~iimba~lamI~rr.
Bu etkile~imve donii~iimdenetkilenenen onemli olgulardanbirisi de arazi
mi1lkiyetiolgusudur.Miilkiyet olgusuozellikle fiziki planlamasi1recindeoneInli bir
yeresahiptir.Arazi miilkiyetifiziki planlamasiirecinietkilerkenaymzamandafiziksel
planlamasiirecindendeetkilenmektedir.
Bu ~alI~manmamaclda,arazl miilkiyeti donii~iimsiireCInmolu~mu~ve
olu~maktaolan mekaniizerindeki etkilerini incelemek,bu si1recinnedenoldugu
olumsuzsonu~larlortayakoymakve ~oziimonerilerigetirmektir.Boylece~eperlerde
ya~anankentselarazive mi1lkiyetile ilgili sosyal,ekonomikve fizikselprobleInlerin
biiyiik bir yogunluguengellenebilecekvekalitelibir ya~m~evresiolu~bilecektir.
Bu ~ah~mai~in, kentsel sa~aklanmave ~eperleilgili literatiir ara~trrmasl
yapIlml~ve Tiirkiye'de ki arsapolitikalarlincelenmi~tir.Literatiir ara~trrmasrndan
soma,omekalanolanAyrancllarBelediyesiile ilgili, 1968-1998yillarl arasrnda,30
yIlhk bir zamandilimi iyindekitiim tapubilgileri (parselve adanumaralarl,sahipleri,
biiyiikliikleri ve eldegi~tirmeler)incelenmi~tirve pafta i1zerinei~lenmi~tir.Aym
zamanda razikullam~lyapIlml~veyine30yIl1Ikzamandilirni i~erisindeyapllanfiziki
planlarile ruhsatlareldeedilmi~tirve yapIlanbu ~ah~masonocundaarazimiilkiyeti
donii~iimsiirecinin[lZooplan kararlarl,olu~mu~ve olu~maktaolan mekanile direk
ili~kisioldugugoriilmi1~ti1rvebusi1re~i~indeya~anankentselproblemlerdahaanlaInlI
arsapolitikalarlgeli~tirilerekonlenebilecektir.
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CHAPTER I
INTRODUCTION
Improvements m production technologies, and m transportationand
communicationsystemshavechangedthestructureof urbansettlements.Togetherwith
thesestructuralalterations,all humansettlementsandespeciallythemetropolitancities
haveachievednewformationsdifferingin sizeandcharacteristics.
The urbanisationphenomenonhasacceleratedespeciallyduringthesecondhalf
of the 20th centuryin the world. On accountof this, the spatialstructurehasbeen
affectedby the populationincrease.This transformationprocesshas left different
reflectionson thecountries,whichbeardifferencesin socio-economicstructuresand
developmentlevels.Owingto metropolitanization,thecitieshavegainednewshiftsin
theirboundariesandhaveplayedsomekind of leapfrogtowardsto theruralareasin
theirfringe.Thereexistvacantlandsin thoseareas,sothatthedevelopmenthasspread
throughlargerareas.All thesedevelopmentshavebeensupportedby technological
developmentsandthemetropolitancitieshaveall impingedupontheir surroundings.
Continualexpansionof the boundaryof the metropolitancity, thenhasaffectedthe
social,economicandphysicalformationof thesettlementsaroundthemetropolitancity.
For thatreason,thetransformationprocessappearsto bemorerapidin themetropolitan
fringeareas.
This new developmentprocesshasbeeninvestigatedby an assessmentof its
reasonsandeffectson their surroundingsfor the last 5 decades.Accordingto some
researchers,thisdevelopmentprocessis unavoidableanduseful,butfor othersit costs
higherandleavesadverseeffects.For this reason,in orderto putsomelimitationson
suchadevelopmentprocesstherecanbesetforthageneralsuggestion.
Theruralareaswhichareundertheinfluenceof an urbanisedcentrerespondsin
severalways.Theseresponsesarisein differentformsandvelocitiesandvarydueto the
peculiaritiesof rural areas,such as ownershippattern,organisationof production,
naturalenvironmentsetc.Thereforevariouspatternsof changecanbeobservedall over
thecountry.
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Thespatialpattern,whichhasbeenengenderedasaresultof thetransformations
ill theruralareasemergingby anurbanisationeffect,hasthecharacteristicsof spatial
integrationwith theurbanisedareaandthephasesof ring shapedprocessexpanding
throughanurbansprawlinitiatedbythemetropolitancore.
Theurbansprawlandfringephenomenabecamethecurrentissueduringthelast
15years.The transformationprocessis a many-sidedinterferencein themetropolitan
fringe.The socio-economicstructure,land-ownershipatternand spatialstructureof
ruralareasremainin a continuouslychangingscopebecauseof theeffectsarisingfrom
themetropolitancity.Most of theseruralsettlementsactasterritorialdevelopmentareas
for the metropolitancentreand play importantroles. For that reason,all of these
transformationprocesseshaveto beanalysedfurther,in ordertobeableto eliminatethe
negatoryeffects.
Therearea lot of problemsrelatedto suchnegatoryeffectsof themetropolitan
fringe in Turkey. Among these problems are unlicensed constructions,land
speculations,emergenceof squatterhouses,decreaseof public lands,demolitionof
agriculturalland. There controversiallyare some researchstudies relatedto the
transformationssocio-economicandspatialstructuresbutonly onestudysearchesfor
theeffectsof theland-ownershiptransformationonmetropolitanfringein Turkey.*
Oneof themaininstitutionswhichdeterminestheurbanlanduseandplanning,
isurbanland-ownership.The impactof land-ownershipis veryimportantin explaining
the structuralchangesand developmentsfor cities. Land-ownershipis especially
importantin understandingthe problemsof urbandevelopmentareas.Because,the
land-ownershipatternaffectsor limitstheurbanformandurbandevelopment.
As theagriculturalandslosetheircharacteristicsin thecourseof time,dueto
thegrowthofthe metropolitancity,theyareto begivennewroleswithintheurbanland
market.There fore the factorsaffectingthe land markethaveto be analysed.The
relationshipbetweentheland-ownership,spatialstructureandplanningstudieshaveto
beconsideredoncemore.Because,theproblemsaretoocongestivein ourcities.Under
marketconditions,theplanningdecisionsareusuallyin favourof land-owners.The
publicinterestis hinderedbehind.For thatreason,therelationshipof thetransformation
processof land-ownershippattern,spatialpatternand planningprocesshaveto be
·s.OWEMiR, "Metropolitan kent~perterindemUlkiyetOIilntilSUdegi~imsllreci", unpoblisheddoctoratethesis,D.E.V., izmir, 1993
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elaboratedbyall means.By thisway,theproblemscanbeanalysedwith respecto the
metropolitanizationprocess.Therelationshipof land-ownershiptransformationprocess,
spatialstructure,andphysicalplanningprocessis thus,takenas thesubjectmatterof
thisresearch.
The aim and the objectivesof this studyand the methodologyusedwill be
explainedin the secondchapterof the thesis.The new developmentand growth
processesspecificto themetropolitancities,thephenomenonof "urbansprawl"andthe
theoreticalframeworkwill takeplaceinthethirdchapterofthethesis.
Thetransformationandchangingprocessof thecitiesarenotindependentof the
socio-economic conditions, developmentalterationprocessesand the political
structuresof the cities.The urbanisationphenomenonwhich parallelsto the socio-
economicalterations,and the policies that are relatedto urbanland for the last 5
decadesin Tiirkiye are discussedin the fourth chapter.These researchstudies,
determinationsandgeneralisationswhicharerelatedto thealterationsin metropolitan
urbanfringein ourcountrywill alsobegiveninthispart.
In thefifth chapter,thereareevaluationsof thosesubjectswhichtakeplacein
the former parts and the sub-hypothesiswhich is related to relationship of
transformationprocessof land-ownershipattern,spatialpatternandphysicalplanning
inthemetropolitanfringe.At thesametime,variablesfor formulatingandidentifying
theland-ownershiparealsoincludedin fifthchapter.
The hypothesisesareto betestedin a casestudyarea,thatis Municipalityof
Ayrancllarin izmir Metropolitanfringe.Theseevaluationswill be givenin the sixth
chapterof thethesis.
The evaluationsarerelatedto land-ownershiptransformationprocess,land-use,
physicalplanningandtheirrelationshipsand thenegatoryaspectsof theserelationship
will bestudiedin thelastchapterof thisthesis.
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CHAPTER II
THE AIM AND THE METHODOLOGY OF THE THESIS
Thefringeareaswhicharenearbytheoutskirtsof existingsettledareasof the
citiesareaffectedbytheurbandevelopment.Wecanidentifytheseareasbytheterms
of"fringearea",''urbansprawl","suburbanareas"etc.In someof thesecitiesthestage
of metropolitanisationstartsafter some time though.The improvementsill
transportationfacilitiesand technology,rapidpopulationincreaseand changeill
economicstructurearethebasicreasonforsuchanevent.Asaresult,thefringeareasof
thesecitiesaremuchmoreaffectedbythischange.Thus,thevillagesin suchareasare
tobefacedupwithatransformationprocess.
Thisdenseinteractionandexpansionbegantodominateaswell,toexistin our
planningpracticesuchthatthecitiesbearingmetropolitancharacteristics,startedtobe
consideredbytheirinfluenceareasforametropolitanplanningapproach.Onaccountof
this,TheMetropolitanPlanningBureaushavebeenestablishedin metropolitancities.
(Ankara,Istanbul,Izmir).Initiallytheseofficeswereundertheadministrativestructure
of centralgovernmentbutthenafterthelegislationof theactnumbered3030the
metropolitanplanningbureaushaveall beenclosed.In thisway,theplanningauthority
haspassedontothelocaladministrationsandto thosenewestablishmentscalledas
greatercitymunicipalities.
Today,thereare1/50000and1/25000scaledmasterplansof themetropolitan
cities.Thus,thereexistsproposedmacroformsforthesecities.At thesametime,there
areproblemsunlicensedconstruction,demolitionof theagriculturallands,locationof
theconflictingland-useswhichcauseenvironmentalpollutions,devastationof the
naturallandscapein thefringeareas.Forthatreasonthesemacroformsareobligedto
changeasa resultof theseeffects.Theaimof urbanplanningdoesnotonlyreferto
spatialconsiderations.All theseprocesseshaveto betakenup alsowiththepolicy,
social,andeconomicstructureof thecountry.First,thefactorsrelatedtotheformation
oftheurbansystemshavetobedeterminedanddefined. Thevariableswhichcanbe
controlledhaveto be selectedandthedevelopmenthasto be directed by these
variables.In orderto attain theplanningobjectives,thesevariableshaveto be
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controlled.For thatreason,the researchrelatedto the urbanplanningprocessalso
involvesunderstandingof thevariablesandtherelationshipsof thesevariableswith
eachother.
The researchfor transformationprocess,determiningthesevariablesandtheir
relationshipswith each other proves that transformationin developmentIS very
importantforachievingthegoalsin metropolitanfringeareasandvillages.
2.1.THE AIM AND OBJECTIVES OF THE THESIS
Somestudiesin M.E.T.U. and D.E.V. havesearchedfor the transformation
processin fringeareasin levelsof masteror doctoratetheses.Theyhaveanalysedthe
spatialtransformationof metropolitanurbanfringes,residentialareas,transformationof
agriculturallandandinstitutions,formationof labourforceandeconomicactivitiesin
theseareas.
Besides all these transformationprocesses,there is another important
transformationprocess,calledas land-ownershiptransformationprocess.In time,some
largercities developand affect the settlementsin their fringe areas. Some urban
activitieslocatein ruralareasandthisdevelopmentcauseanincreasein thelandvalues.
For thatreason,theserural landsaredividedinto smallpartsandtheownersof these
landschangedandnumberof ownersincrease.This transformationprocessis affected
bytheexistingspatialpatternandit alsowill affectthefuturespatialpatternsto come.
At the same time, the planning decisionshave an impact on affect the new
transformationprocessesaswell and thetransformationof land-ownershipatternwill
thenbeinfluencedbythesenewplanningdecisions.
There are very strongrelationshipsbetweenland-ownershipstructure,spatial
patternand urbanplanningprocessand besidesrural area,urbanareasare as well
adverselyaffectedby the new expansionsand growthprocess.Owing to this, the
generalcharacteristicsof land-ownershiptransformationimply that the mutual
relationshipsof physicalplanningand spatialstructureshouldbe takenas a concrete
andcomprehensivesubjectforanalysingtheurbandevelopmentandfringeareas.
The land-ownershiphenomenonis a very importantvariablebecauseof the
afore-mentionedrelationship.If we cancontrolthisvariable,we will beableto attain
someof theplanninggoals.
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It is verydifficultto makean overallexaminationof the land-ownership
phenomenon.Onaccountofthis,theaimof thisstudyistoanalysethistransformation
processin ourcountry,thegeneralcharacteristicsof land-ownershiptransformation
phenomenoninthemetropolitanfringeareasandruralareasin thecourseof time,and
themutualrelationshipsbetweenactivevariablesandthistransformationprocessand
physicalplanningin ordertoachieve.Forthisgoal,thegeneralcharacteristicsof the
oldestland-ownershippatternin fringeareawill beanalysed.In thisway,theland
potentialwhich belongto public land-ownershipwill be determinedand plot
distributionwill besearchedover.
Thetransformationf theoldestland-ownershippatternwill beexaminedin
time.Forthatreason;
a.)Therateofpublicandprivatelandsinthesettlement,
b.)Therateandreasonoftransformationfrompubliclandstoprivatelands,
c.)Thedistributionoflandsbetweenownersandtheirdifferentiation,
d.)Theplotsizes,plotnumbers,andchangesin spatialpatternof sharedandprivate
titledeedplotsintime,
e.)Thedifferentiationfplotsizeandplotnumbersintime,
£) Thecharacteristicsanddimensionof subdivisionsintime,
g.)Therateofthechangeinownershipbytimeintermsof quantity,locationandsize,
willallbesearched.
Therelationshipsbetweenexistingland-ownershippatternandexistingland-use
will havetobesearched.Forthatreason,theformationof settlementsin thefringe
areastheexistenceofprivateorpublicland,thesharedorprivatetitledeedplots,their
saleandsubdivisionswill beanalysed.Theusageof publiclands,interactionof land-
ownershippatternandthelargercity,relationshipbetweenleapfrogurbanfunctionsin
thefringeareas,land-ownershippattern,generalcharacteristicsandproblemsof spatial
patterni thesettlementor villagesin thefringeareas,differentiationof population
increase,transformationprocessof land-ownershippatternand land-usein the
settlements,whichhavedifferentdistancesto largercitiesin fringeareaswill be
consideredwithinthisthesis.
The relationshipbetweenland-use,land-ownershipand physicalplanning
processwill haveto besearchedaswell.On accountof this,theeffectsof existing
physicalplanningdecisionsonland-ownershippatternandchangesin landmarket,the
effectsof existingland-ownershippatternonphysicalplanningdecisions,andontheir
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implementationthedistributionof theunearnedincomewhichemergesasa resultof
physicalplanningdecisionsbetweenowners,theroleof thepublicfor implementation
ofphysicalplanningdecisionsontheexistingland-ownershippatternandland-usewill
beelaboratelyanalysed.
Ontheotherhandanimportantproblempertainsto thesettlementswithinthe
boundariesof largercities.Thesettlementsunderthelocaladministration,thelevelof
amenitiestheimpactsof urbanisation,dwellingsandlandpolicysinthetransformation
processof fringeareas,theproblemsandconflictswithinthistransformationprocess
andgeneralsuggestionswill allbediscussedinthisresearchastobestudiedin caseof
theAyrancllarMunicipality.
2.2.METHODOLOGY
As a resultof literaturesurvey,exammmgpreVIOUSresearches,the mam
hypothesiseshavebeendetermined.Oneof theseis theexistenceof relationship
betweenland-ownershippattern,spatialstructureandurbanplanningaction.Thereisno
doubthatthesocio-economicstructureof thecountryandtheothervariablesalso
impingeuponthesethreemainstructures.Theotherhypothesisthatthemetropolitan
citywithinits developmentprocess,causesfor a structuraltransformationof the
settlementsin fringeareas.All thesetransformationshavespatial,socialandeconomic
aspects.Firstof all, all of theseresearcheswhicharerelatedto thistransformation
processwill beinvestigatedasrequiredbythemethodologyof thisstudyandthenthe
domesticplanningandurbanlandpoliciesof metropolitancitieswill thenbestudied
over.Because,all thesetransformationprocessesareaffectedbyurbanisation,planning
andurbanlandpoliciesofthecountry.
Furthermore,allthesemainandthesubhypothesiswill betestedinacasestudy
areasothattherelationshipbetweenland-ownership,transformationprocess,land-use
andphysicalplanningcanbeexplained.
AyrancilarMunicipalitywhichis locatedatthesouthernaxisof Izmirhasbeen
chosenasthecasestudyarea.ThedistancebetweenIzmirandAyrancllaris 30kmand
Ayrancilaris thefirst settlementon thesouthaxisof Izmir. As theTahtahDam
conservationboundariesreachtheboundariesof AyrancilarMunicipalityandsinceit
holdsa higherdensityin comparisonwithothersettlementsin fringetheAyrancilar
Municipalityappearsto bethenearestsettlementfor thepurposeof relocationand
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growthon thesouthernaxisof izmir.At thesametime,the industrialareasand
residentialreasdeveloprapidly.This happensto be a rapidurbanisationwhich
threatenstheagriculturallands.Thus,thereexisturbanandruralactivitiesin thearea.
AyrancI1aris locatedon an importanttransportationaxisas highway,railwayand
airwayroutesand it sheltersimportantinvestments.In this way, AyrancI1ar
Municipalityis subjectto a rapid transformationprocess.Hence,the leapfrog
developmentbecomesprevalentinAyrancllarMunicipality.Thismeansthat,it bearsall
thedevelopmentcharacteristicsofmetropolitanfringeareas.
The masteranddevelopmentplansof AyrancI1arMunicipalityhas to be
elaboratedin termsof theamountof timetobevalidfor.In thisway,it is possibleto
observethepositionof physicalplanningwithintheinteractionandtransformation
process.ButthefirstplanofAyrancllarMunicipalityhasbeenpreparedin 1992.Since,
Itwasapprovedtobeamunicipalityin 1991.However,thecadastralsurveyshavebeen
madeinbetween1968-1998.Thefirstcadastralsurveyearis 1968.No plan hasbeen
preparedfor Ayrancilarbefore1992.The firstplanwasapprovedin 1992andthe
secondandlastplanonein 1995.Forthatreason,thephysicalplanningprocesscannot
besearchedbefore1991.It only availsfor a searchfor therelationshipsof land-
ownershipandphysicalplanning.In fact,theAyrancilarMunicipalityhasdisplayeda
rapidtransformationprocessafter1991.The land-ownershiptransformationhasalso
increasedafter1991.Therelationshipsbetweenland-ownershippatternandphysical
planningthus,canbemoreclearlyidentifiedfortheperiodafter1991.
Therealsoarepublicinvestmentsinthecasestudyarea,whichcanberegarded
asto motivatefurtherinvestmentsandprojectsto takeplace.Amongtheimportant
publicinvestmentsareforexample,Egekent4 housingco-operativeareabeinglocated
inthisarea.At thesametime,therealsoareindustrialinvestmentsinthisarea.
Thesoutherndevelopmentaxisof IzmirhasbeenrestrictedbytheAegeanFree
Zone,TahtaliDamconservationboundaries,andtheAdnanMenderesairport.Thus,it
canberevealedthatthesouthaxisdevelopsas leapfrog.Thefirstsettlementbeing
affectedbythisdevelopmentisAyrancI1arMunicipalityinthesouthernaxis.
Thecadastralregistrationwithinthecasestudyareahasbeentakenfromtitle
deedoffice of Torbah.(TorbahTapu Sicil Mudurlugu),because,the AyrancI1ar
Municipalityadministrativelybelongsto thesub-provinceof Torbah.Thereexista
totalof47registeredtitledeeds,eachofwhichincludes100plots,undersearch.There
are3869plotsin AyrancllarMunicipality.Themaps,buildingblocks,plotnumbers,
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plotsizesandplotownershipshaveall beentakenfrom thetitledeedofficeto account
fora3decadesperiod.(1968-1998).
Thepubliclands, privatelands,sharedtitledeedplots,privatetitledeedplots,
plotsize,shareholdernumbersandbig plot ownershavebeentransferredto computer
databases.Followingly,thenewinformationsof plotshavebeenrecordedascomputer
databasesfor a fiveyearperiod,aswell.Thereareeightcrosssectionalanalysesin this
study,between1968-1998.
The salenumbersof plots,characteristicsof salesandchangesin ownerships,
subdivisions,the reasonof subdivisionsand the subdivisionsyears have all been
determinedbytheregistrationsof the titledeeds.
The new land-ownershipmapsin 1/6000scalehavebeenproducedto transfer
plotdatain termsof fiveyearsperiods.Publicandprivateplots,privateandsharedtitle
deedplots,theirspatiallocationandland-useshavebeentransferredto themaps.Sold
plotsandtheirtypes(privatesaleor sharedsale)havebeenidentifiedby differingyears.
Theanalysisrelatedto thechangesin ownershipnumbersandtheanalysisrelatedto
relationshipbetweenphysicalplanningdecisionsandland-ownershiphavebeenrealised
inthisstudy.All mentioneddataandtheownernameshavealsobeentakenfromthe
registrationsof titledeeds.But sincetheowners'namesarereferredto as secretdata,
forthatreason,thesedataarenotgiveninthisstudy.
Consequently,in thelightof theseanalysis,theproblemsanddeterminationsfor
thecasestudyareahavebeenidentifiedandsomesolutionshavebeensuggestedasto
berelatedtotheseproblems.
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CHAPTER III
NEW DEVELOPMENT AND GROWTH PROCESS IN
METROPOLITAN CITIES AND THE PHENOMENON OF
"URBAN SPRAWL"
Withinthestructureof metropolitancities,andintheirexpansions,andalsoin
thesettlementssurroundingthecitieschangesandnewdevelopmentshavebegunto
occur.Thisreferstotheimprovementsin technology,communication,transformation
andproductionafterthesecondhalfof the20th century.In mostof thecities,these
developmentsandchangeshaveoccurredin differenttimesand differentforms.
Especially,thedevelopmentofhighspeed,multiplelanehighwaysafterWorldWarII
haveallowedworkerstomoveawayfromthecitiestosmallertownswithinadistance
of20-30milesfromtheirworkplaces.As thelandsin thesesmalltownswerecheap,
thesenewresidentswereabletoaffordtobuildahouseonamuchlargerparcelof land
thanit waspossiblein thecity.Thus,thesuburbancommunitieswerefarlessdense
thantheirurbancounterparts.Shortly,thereafter,businesseswishingtoavoidthehigh
rentalvaluesof thedown-townofficebuildingshavemovedto lessdenseofficeparks
outsidethecity.Eventually,thedemandfor suburbanlandhaveraiseditspricesand
land evelopersthenhavebeguntobuycheaperlandsevenfartherfromthecityandthe
sameprocessrevolvesagain.1
The theoreticalframe,whichdefmesthestructureof citiesas a whole,is
insufficientto explainthis newprocessandespeciallyafterthe 1950's,researches
explainingthischangingstructureof thecitieshaveincreasedin number.Butmostof
theseresearches,includetheUK andU.S.A.experiences.
Undertheimpactof modemtechnology,particularlytheprivateautomobile,the
patternof smalldependentcommunitiesstrungalonginterurbanrail lineshasgiven
wayto a massresidentialdecentralisationindependentof therail-roadsandto those
areasof settlement,whichwerevirtuallynonexistingpriorto thegreat"explosion"of
citiesthat accompaniedthe developmentof rapid transportationand mass
communicationsystemsandtherelatedextensionof urbanconveniencesbeyondthe
city'spolicyalboundaries.Thecontinuingexpansionof thepopulationconcentratedon
thisperipheralor"fringe"areaisoneofthemostsignificantpopulationtrends.2
A numberof definitionshavebeenmadebothfor thisnewdevelopmentprocess
andfor the areasin which this developmenthasbecomea reality.The new growth
processof metropolitanareais theurbansprawl. Now, thesedefinitionswill begiven
inthefollowingsection.
3.1.THE CONCEPTS OF "METROPOLITANISATION", "FRINGE", AND
"SPRAWL"
A metropolitancityis themostadvancedstageof citydevelopmentinvolving,in
additionto basiccontrolfunctions,thesupplementaryfunctionssuchashighpopulation
volumeandheterogeneity,richvarietyof productionactivities,high levelof integration
andco-ordinationandmostimportantof all, detailedco-operation,wideeffectivearea
of expertisation,closely interrelatedsocio-economicchain of expertised fields of
activities,sub-centres,resettlementunits,all integratedwithinspatialframe.3
A metropolitanis a textureof incorporatedandorganisedrelationsstartingfrom
thelowestuptothehighestlevels,laterallyor centrallyandin oppositedirections,and
withreflectionsthere ot: and involving every sort of social group of extensively
differentsocial,culturalandeconomicpositions.
By meansof attaininga certainpopulationdensityandof theessentialurban
functionsto manifestindustrialproductionandinspection,themetropolitancitieshave
emerged.Togetherwith the developmentof the metropolitancity, industriesand
dwellingsin thecentrehavemovedoutsidethecity andtheresidentshavegradually
travelled,fromtheruralsettlementsurroundingthecity to thecity centre.They have
begunto accommodatelabourpowerforurbanfunctions.3
The regionsurroundingthe city andwhich is the sourceof labourpower for
urbanactivitiesandwhichdependson the familyfor daily labourpoweris definedas
the"metropolitanarea".The boundaryof this areais determinedby the facilitiesfor
travelandcommunication.3
The areawhich is wider thanmetropolitanarea,hasa radiusof 100-150km
radiusanddependson thecentrein termsof economicalandadministrativeaspectsbut
notin termsof daily labourforceandresidentialarea,is themetropolitaneffectarea.
Thisareahassufficientworkingareasandlabourpowerfor itself
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3.2.DEFINITION AND GENERAL CHARACTERISTICS OF FRINGE AREA
Thephenomenonof sprawlandtheconceptof fringeareahavebothemergedas
a resultof metropolitanisation.The definitionof the fringe hasbeenused in those
countrieswhichhavestartedto developrapidlybecauseof industrialrevolution,and
mostcountrieshavereferredto somedifferentdefmitionsof "fringe".
Aroundthedevelopingmetropolitancity,thetransitionregion,whichis located
betweenthecityandits hinterland;whichhasnotcompletelybeentransformedintoan
urbanstructurebuton whichtheruralusesandrural life styleshavebeenretreated,is
definedasthe"fringe,,4
T.L. Smith'sdiscussionof theurbanfringearoundLouisianain 1937marksthe
fIrstuseof thistermsignifying"thebuilt-upareajustoutsidethecorporatelimitsofthe
city."Asa landscapephenomenon,thefringevariesfromcityto city,andfromonetime
toanother.5
Fringephenomenon,in theearlierattemptsof its description,hasbeendefined
withinregardtovisualevolutionsandonbasisof decentralisationi urbanspacesasthe
capitalintemationalisation.Withinthisframe,fringehasbeendefinedasextensionsor
fringesjust beyond thecity boundariesalongthemainrailway lines andhighways,
somehowdependentupontheeconomicactivitiesof urbanpopulationof higherincome
levelandupontheurbanlandusepattern.Later,thewidespreadevelopmentwhichhas
originatedfromthefactthaturbanactivitieshavetakenplaceat locationsin somewhat
fardistancesfromthepublictransportationaxeshasbeenaddedtothisdefmition.In the
fringearea,themodeof rurallivinghasin turnbeenrapidlyrecessedandreplacedby
urbanfunctionswith intensivelanduses,suchashousing,tradetraining,recreation,and
publicservices.In sketch,fringeis a ruralareatransformedin thisor thatway,although
urbanfunctionscontinue both in physicaland living spacesalongtheaxesof main
transportationli es extendingin different directionsoutwardsthroughthe urban
boundariesa farasthetopographyofland allowsthento.3
Urbaninfluenceextendswell beyondthecontinuousbuilt-upareaincluding,at
least,theareafromwhich daily commutersaredrawn.The single-family homesof
suchcommutersmixwith ruralusesof landin therural-urbanfringe.Suchcommuters
enjoyhighincomes,andtherelativeimportanceof commutingcostsis lessfor them
thanforlowerincomegroups: thusaccessibilitybehavesasan inferiorgood.Sincethe
valueof landmayreflecton thepossibilitiesof urbandevelopment,the agriculture,
12
directlyadaptedto marketdemandandsupplyforcessuchashorticulturalspecialities,
aretobefound,A correlationbetweenpart-timefarmingandurbanopportunitiesis also
tobeexpected,whereadjustmentsof farmingoperationspermitthe combinationof
farmandoff-farmemployment.6
Golledgeina studyof Sydney,presentsevenproposals:
" 1.Thereis a constantlychangingpatternof landoccupancy
2.Farmsaresmall
3.Cropproductionis intensive
4.Thepopulationis mobileandof low or moderatedensity
5.Residentialexpansionisrapid
6.Theprovisionof servicesandpublicutilitiesis incomplete
7.Speculativebuildingis common,,7
Theseconditionsreflectthenatureof thefringeasalreadyoutlinedandrepresent
thepushinto rural surroundingsof young,mobilemiddleclasspopulationsand the
attemptsby speculativebuildersbeing providedat a rate which, in some cases,
outreachestheinputof servicesandutilities.The additionalfeaturesGolledgeincludes
arefarmsizeandcropproduction,presumablyrelatedtourbandemand.7
Anotherdefinitionhasbeenmadeby R.E.D.Pahl.He alsosuggestshis fourmain
headingsinvolvingmanyof thecharacteristicsproposedbyGollodge:
"1.Segregation:Theabilityto payfor thenewhousingof thefringeresultsin a
patternof segregationto appear.
2. SelectiveImmigration: Therural-urbanfringewill attractin particular,the
mobile,middleclasscommuterswho tendto live and work indistinctand separate
socialandeconomicworldsfromtheestablishedpopulations.
3.Commuting:This followsfromthepreviouspointandneedslittlecomment
exceptfornotingthatit is notconfinedtothemorewealthybutthattheavailabilityand
costoftransportnecessarilyconfinetothelesswell-off
4. The Collapseof Geographicaland SocialHierarchies:This is oneof the
mostinterestingsuggestionsof Pahl's conclusionand advancesthe conceptof a
distinctivefringe. With thepopulationpartlydirectedtowardsotherpartsof thecity for
specificservices,theservicecontentof fringesettlementsbecomesmodified.They do
notneedto carryanarrayof goodsandservicescommensuratewiththepopulationthey
serve,butcanbecomespecialisedinparticulardirections.,,7
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Theotherdefinitionshasbeenmadeby Pryor.Pryor hasdefinedthefringe"as
thezoneof transitionin socialanddemographicland-use."
Hehasdefmedthecharacteristicsof thefringeasfollows:
1. "Thecontinuouslybuilt-upurbanandsuburbanareasof thecentralcity,
2. The rural hinterland,characterisedby the almost completeabsenceof
nonfarmdwellings,occupationsandland-use,andof urbanandruralsocial
orientation
3. An incompleterangeandpenetrationof urbanutilityservices
4. Uncoordinatedzoningorplanningregulations
5. Areal extensionbeyondalthoughcontiguouswith policy boundaryof the
centralcity
6. An actualand potentialmcreasein populationdensitywith the current
densityabovethatof surroundingrural districtsbut lower thanthecentral
city',4
Thesecharacteristicsmaydiffer zonallyandsectorally, andwill be modified
throughtime.5
A rural-urbanfringecanonlyexistbetweena growingurbancentreanditsrural
hinterland,soit is nodiminutionof theconcepto viewit astheresidualzonebetween
twomorereadilydefmedpoles.5
For thefringephenomenon,a newdefinitionof two subzoneshasaswell been
revealedbyPryor.
1. "The urban fringe: That subzoneof therural-urbanfringein contactand
contiguousrelationwith the centralcity, exhibitinga densityof occupied
dwellinghigherthanthe mediandensityof the totalrural-urbanfringe,a
highproportionof residential,commercial,industrialandvacantas distinct
fromfarmland,anda higherrateof increasein populationdensityland-use
conversion,andcommuting.
2. The rural fringe: thatsubzoneof therural-urbanfringecontiguouswith the
urbanfringe, exhibitinga densityof occupieddwellings lower than the
mediandensityof thetotalrural-urbanfringe,a highproportionof farmas
distinctfrom nonfarmand vacantland, and a lower rateof increasein
population.,,5
In theruralareassocialandeconomicstructureshowsdifferentiationwith land-
use.Theagedistributionis affIrmativelyskewedwith a greaterproportionin younger
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agegroups.Thefertilityratioof thefringeis higherthanthatof theurbanplaceitself,
butlowerthansurroundingruralareas.The fringeis characterisedby a highproportion
ofmarriedresidentsascomparedto theadjacenturbanandruralareas.Householdsin
thefringeareaontheaveragearelargerthanthoseof theurbanareaitself,but smaller
thanthosein surroundingruralareas.The proportionof abroad-bornresidentsin the
fringeis lowerthanthatof theurbanareaitself,buthigherthansurroundingruralareas.
Althoughin a sense"decentralised"fringeresidentsareusuallyeconomicallytied to
centralcity,theresidentsin the fringedisplaya heterogeneousoccupationalstructure,
withbothzonaland sectoralcomponents,and a slightly greaterproportionin the
commercialandskilled-workerclassesthanurbanor ruralareas.Residentsin thefringe
displaya wideheterogeneityof socio-economicstatus,a lowereducationalevel,by
ariousmeasures,than residentsof the urban place itself, but higher than the
surroundingruralareas.Theresidentsin thefringeas well holda low degreeof social
andcommunityparticipationandassociationalties.They aregenerallywell satisfied
withtheirresidencelocationwith theexceptionof unsatisfactoryutility services.The
fringecommonlylacks an adequatenetwork of public transport modes, and
consequentlyheremaybe dissatisfactionwith this servicepresumablyamongsome
residents,becauseofthe inadequacythefringearea,it is characterisedbyrelativelyhigh
carownershipascomparedtotheassociatedurbanandruralareas.8
Theexpansionof the urbanfringe has beendescribedas a spatialdiffusion
processwherethedevelopmentof new propertyis on the conditionof, land being
homogenous,e sentiallyrandomin direction.6
Theruralurbanfringeis a marginalareain thesensethatit representsa margin
oftransferenceb tweenalternativetypesof landuses.Therethe landis indifferently
suitedtomorethanoneuse.6
Owingto thecarownership,the locationof businessactivityin thecity centre
hascausedanincreasein thenumberof thosewhohavehousesin thefringearea With
theeffectof metropolitanisation,transformationhasstartedin theseagriculturalands.
So,botheconomicand social structureshavebegunto transformin the fringe.The
decreaseof theeffectiveeconomyof agriculturecausedan increaseof othereconomic
facilitiesand social and cultural services.All of these are the results of the
metropolitanisationn thefringearea.
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3.3. URBAN SPRA WL
CHARACTERISTICS
PHENOMENON AND ITS GENERAL
In fringeareas,similarsettlementshavebeenlocated alongthe highwayas
havingenerally,low density.At thesametime,therearevacantareaswithinthisareas.
Theseareasaredefinedas"urbansprawl".
Theterm"sprawl"is frequentlyusedto describemuchof thelanddevelopment
currentlytaking place at the peripheryof expandingurban areas.This patternis
characterisedbysubstantialbypassedtractsof rawlandbetweendevelopingareasanda
scatteringof urbandevelopmentsovertherurallandscape.As JeanGottmanhasput it:
"Wheretwocitiesareclosetogether,theinterveningruralspacebecomescoveredwith
newdevelopments.This kind of leapfroggingsprawloutflankssomefarmswhile it
coversothers.,,9
Accordingto theVermontForumon sprawl"Sprawlis disperseddevelopment
outsideof compact urban and village centres along highways and in rural
countryside".10
Sprawl is typically characterisedby: unnecessaryland consumption;auto
dependence;fragmentedopenspace,widegapsbetweendevelopmentsanda scattered
appearance;separationof uses into distinctareas;repetitiveone story commercial
buildingsurroundedby acresof parking; lack of public spacesand community
centres.10
Sprawl IS technically defined as "low density, automobile- dependent
developmentbeyondtheedgeof serviceandemploymentareas."11
Whilethereis nouniversallyaccepteddefmition,theVermontForumon sprawl
conciselydefmesthe termas "disperseddevelopmentoutsideof compacturbanand
villagecentresalonghighwaysandin ruralcountryside.
Noted policy analyst Anthony Downs, in the TransportationResearch
ConferenceatMay'98,hasidentifiedten"traits"associatedwithsprawl;
1. "Unlimitedoutwardextension
2. Low-densityresidentialandcommercialsettlements
3. Leapfrogdevelopment
4. Fragmentationof powersoverlanduseamongmanysmalllocalities
5. Dominanceof transportationbyprivateautomotivevehicles
6. No centralisedplanningor controlofland-uses
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7. Widespreadstripcommercialdevelopment
8. Greatfiscaldisparitiesamonglocalities
9. Segregationof typesofland usesin differentzones
10.Reliancemainlyon thetrickle-downor filteringprocessto providehousing
to low-incomehousehold,,12
H. Handersonhasdefmedthe termstatingthat;"Sprawlhasbeendefmedas
developmenti a leapfrogpattern,developmentcontainingcommercialstripsandlarge
expansesof separatelandusesaccessibleonly by car,lacking"functionalopenspace",
ordisregarding"establishedprinciplesoflot sizeandstreetgeometry"I3
Sprawlis low densitydevelopmentbeyondtheedgeof serviceandemployment,
whichseparateswherepeople live fromwhere theyshop,work, recreateandeducate
h . . be 14t usrequrrmgcarsto move tweenzones.
Sprawlmayoccurwiththreetypesof physicaldevelopment.It mayresultfroma
verylowdensitydevelopmentof a largearea,wheresinglefamilyhomesarebuilt on
lotsoftwoto fiveacres,or more.This low densitysprawlconsumeslargeamountsof
landwheresomearguethatit shouldbe developedat higherdensityratios.A second
formresultsfrommoreintensivedevelopmentextendingout frombuilt-upareasalong
majorhighwaysroutes.Spacebetweenthe stripdevelopmentis underdevelopedand
publicservicecostsusuallyaremoreexpansiveto providein stripsprawlthanin low
densityurbansprawl.Finally, sprawlalso is characterisedby leapfrogdevelopments
whererelativelycompacturbanisationtakesplace,butbeingsurroundedby substantial
undevelopedlandwheresuchdevelopmentusuallyrequiresthegreatestinitial capital
expendituresforurbanservices.9
RobertO. HarveyandW.A.V. Clark suggestanotherimportantcharacteristicof
sprawl;
"Sprawl,by any defmition, refers to settledareas no matterwhat their
characteristicsmaybe,accordingly,at thetimethesprawloccurred,thecostwasnot
prohibitiveto thesettler,it provideda housingopportunityeconomicallysatisfactory
relativeto otheralternatives.If sprawlwere in fact economicallyunsound,it would
occuronlybytheactionof housingseekersartificiallyrestrictedfrom freecompacted
markets,butwhocouldandwouldpaya premiumfor freedomto be foundonly in the
sprawl.Sprawloccurs,in fact, becauseit is economicin termsof the alternatives
availabletotheoccupants.,,9
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Urbansprawlis thehaphazard,unmanagedgrowththatreplacesour openspace
andfarmlandwith asphaltand strip malls. It clogs our highwayswith commuters,
pollutesourenvironmentandspreadsourpopulationovera much largerarea,leaving
ourcitiestodecay.15
Firstly, sprawledor discontinuoussuburbandevelopment,even at densities
comparableto existingsettledareas,is morecostly and less efficientthan a more
compactform of urbanexpansion.Many costsdependon maximumdistancesor
maximumareasandif thesecouldbereducedby morecontinuousdevelopment,costs
perunitandper capitawouldbe lower.Srnallfragmentedevelopmentsmayhinder
progresstowardsoptimumunits in theprovisionof localpublic and utility services.
Ribbondevelopmentcanleadto congestionof radialroutesandconsequentlyto higher
transportcosts.
Secondly,wherenewdevelopmentat theperipheryis of a lowerdensitythan
othersettledareas,this is to be moreextravacantin its useof land.Such costsof
criticismof sprawlis justifiedasprovidinga.) sprawlyieldsthesomelevelsof benefit
asalternativeformsof settlement,andb.) atruecostcomparisonis beingmade.
A thirdmajorcriticismof sprawlis thelossof primefarmlandthatis entailed.
Allowingthatit is thebest,mostintensivelyfarmedland,suchas marketgardensand
dairyfarms,whichis mostoftentaken,theprotestis as muchemotionalasrational.
Urbanexpansionmusttakeplacesomewhereandto protectprimeagricultural land
fromurbanencroachmentwould meanredirectingtheurbanexpansionto alternative
locationsonpooreragriculturalland.
Fourthly,sprawlis criticisedbecausethelandspeculationwhichaccompaniesit,
isregardedasunproductive,absorbingof capitalmanpower,andentrepreneurialskill.
Thecorrectspeculation,however,performsaworthwhileeconomicfunctionwithinthe
realpropertymarket.
Fifthly, urbansprawl is regardedas unaesthetic, unattractiveand aimless
overspillntothecountryside.This is avaluejudgement.Sprawlis a formof growthbut
it ismeasuredanddescribedat a momentin time,usuallyas a staticandunchanging
thing.16
Urbansprawlis one of the mostseriousproblems.This phenomenon,which
referstotheurbanfringe,is theresultof themetropolitanisationandtherearea lot of
negatoryesults.This rapidexpansionhasaffectedtheruralareasandso in therural-
urbanfringe,wherethenewdevelopmenthasbegun,urbanuseshavebeenlocatedin
18
thearoundthe city, thus in the urbanfringe. The transformationhas affectedthe
structure,of land use and ownership,their agriculturalstructureand the level of
alterationschangeastheygetfartherfromthecity.
3.4.THE PROBLEMS, REASONS AND COSTS OF SPRAWL
In thedevelopmentperiodof metropolitancities,decentralisationof urbanuse
haveaneffecton therural settlementswhich surroundthecity. As a resultof urban
effects,newproblemsemergedinthefringeareas.
The urbansprawldebateusuallypits farmersand other land ownersagainst
environmentalistor preservationists,a brawlthatis mediatedby smalltown municipal
boardslookingfor somecompromiseandhopefullya littletaxbaseto boot.17
But lostin thedebateis theplightof theurbancoreandlossis theimpactthat
sprawlhasonentireregionseconomiclivelihood,whoseveryfoundationis groundedin
urbandowntownstill being recognisedas the businessengine of any region.
Traditionally,sprawlhasmovedpeopleandhomesto suburbanor ruralareas.But with
greaterfrequency,jobs moveaswell, andso doesit theeconomicmachinethatdrives
thelargemetropolitanvehicle.17
Ironically,urbanflight has itselfbeenthe sourceof "growth"for manyyears.
Newsubdivisionsrepresentsignificanteconomicactivityin and of themselves,and
oftenarefollowedquicklybycommercialgrowthin bedroomcommunities.17
By increasingdependenceon the automobileas the primary mode of
transportation,a dby encouraginginefficientcommunitymodels,sprawlis contributes
tooneofthebiggestinternationalenvironmentalproblems.II
Urbansprawlis a processdrivenby cumulative,positivefeedbackloopsthat
overpowertheself-correcting,adversefeedbackloopsof urbanlandmarkets.Although
theproblemsassociatedwith sprawlareexacerbatedby growth,sprawlhas its own
internaldynamic,especiallyin metropolitanareaswith fragmentedlocalgovernmental
institutions.Consequently,sprawlneedsto bestudiedin sitespecificcasesin orderto
isolatethe dynamicsof sprawl from other influences such as population and
employmentgrowth.In metropolitanareas,the fiscal systemcan inducesprawlby
spatiallyseparatingthelocusof benefitsandcostsassociatedwithgrowth.18
Urbansprawlis causedby a populationincrease,on the conditionthat this
increaseis notcombinedwith a rise in urbandensity.If urbandensityis low, and
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populationincreaseis high, then the sprawl will be rapid and will have dine
consequences,if notcarefullycontrolled.19
The presentpatternof developmentis responsiblefor the increasingcost of
providingessentialservices,escalatingdemandfor resourcesand the threat to
environmentalqualitycausedbycontinuingurbansprawl.19
Sprawlis a problemthataffectsurban,suburban,andruralcommunities.The
resultofsprawlrangefromthelossof farmlandto thedecayof olderurbancentres.The
badnewsis thatsprawlcontinuestobe thenormin mostpartsof thecountry.Thegood
newsisthatagrowingnumberof people,includingmanycitizens,arefightingbackby
d . l' 112a vocatmgaternatlvesto spraw.
Sprawlhas beenwidely criticisedas leadingto unnecessarilyhigh costsof
socialservicesandof privatetransportation,aswell as for thefrequentlackof publicly
availableopenareas.It is also responsiblefor, or associatedwith, muchwastageof
land,sincetheinterveningunusedareasaremostlynotusedat all. The differentialor
locationaleffectof agriculturaluponsuburbanlandvalueshasbeenverysmall.It seems
higWydoubtfulthat agriculturecan perfectan institutionalbarrier againsturban
expansion,atthemost,it mayhelpguidethedirectionandnatureof thesuburbswhich
develop.16
MarionClawsonhassuccinctlysummarisedthecaseagainstsprawlasfollows:
1. "As sprawledor discontinuousurbandevelopmentis morecostlyand less
efficientthana compactoneeachof thesamedensitywithinsettledareas.
2. Sprawlis anaestheticandunattractive.
3. Sprawlis a wasteof land sincetheinterveninglandis notspecificallyused
foranypurpose.
4. Land speculationIS unproductive,absorbing capital, manpower and
entrepreneurskillswithoutcommensuratepublicgains.
5. It is inequitableto allow a systemin whichthenewlandoccupieris required
to shouldersucha heavyburdenof capitalchargesor debtmerelyfor site
costs-costswhichin largepartareunnecessaryandavoidable.,,9
MayorWilliamJohnsonhasdefmedtheproblemsof sprawlasthefollowing;
1. Lossof Greenspace:Sprawldestroystheuniquecharacterof urbanandrural
areascreatingmilesof undifferentiatednewdevelopment.Thoseactivities,which once
tookplacein thecentreof citiesandtownshavebeensegregatedto theperipheryof
thesemoredenselypopulatedareas.As centreslosetheir importanceasthehearthof
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communities,civic valuesalsogetweakened.Individualsbecomealienatedfromtheir
neighboursasdowntownandvillagecentresno longerfunctionasmeetingplaces.
2. LandConsumption- ThreattoFarmland:As existingcentresareabandoned
infavourof low densitydevelopmenthe agricultural landscape,which surrounds
citiesandtowns,is obliterated.Farmlandis transformedintosubdivisionandmallswith
expansiveparkinglots.
3. CoststoLocalGovernment...How TaxpayersSubsidiseSprawl:Urban
sprawlis a burdenon local governmentbecauseit forces limitedresourcesto be
allocatedto thecreationof new infrastructure.As sprawlencouragespopulationsto
moveoutsideof olderestablishedcommunities,thetax baseof thesecommunitiesis
diminishedrequiringa reductionof servicesto theremainingpopulation.Ironically,
manystateandlocalgovernmentpoliciesactuallyendup subsidisinga sprawlpattern
ofdevelopment.
4. Increasedautodependence- FuelConsumption:Sprawlisolatesdifferent
land-usescausingincreasedrelianceon the automobile.People commutegreater
distancestoworkor to shop.Thepresentrendis notsustainable,ashighwaysbecome
cloggedwithtrafficandenergyconsumptionincreases.
5. InnerCity-RacialImpacts:Sprawlcanhaveadivestingimpactonthepoor
andracialminoritieswhoareoftenconcentratedin innercityneighbourhoods.Not only
doessprawlleadto thedispersalof job opportunities,butit absorbslargeamountsof
governmentspending(on new infrastructure)which mightotherwisebe usedto deal
withinnercityproblems.In addition,sprawlmaywell sharpenracialsegregationwithin
metropolitanareas.
6. PublicHealthImpacts:Thehealthimpactsof sprawlis atopicthatisjust
recentlygainingattention.Justasarchitectshavecometorecognisethatthedesignand
constructionf buildingcanaffectour well-being.At thesametime,researchfindings
havebeguntodocumentthecorrelationbetweena dispersedpatternof developmentand
increasedincurioustopedestrians.
7. WildlifeHabitat&WetlandsatRisk: A sprawlpatternof developmentnot
onlyleadsto lossof wildlife habitat,but canalso increasehazardsto public safety.
Wetlandsandothernaturalresourcesarealsoputatrisk by increasedlandconsumption
forroadsandhousingdevelopment.20
LyndaMcdonnellhasstatedthefollowingasto beassociatedwithproblemsof
sprawl;
'},
1. "Risingconcentrationsof povertyincentralcitiesandoldersuburbs
2. Morecongestedhighwaysandnomoneyto buildnewones
3. Shiftof employmenttothefringe
4. Leapfrogdevelopmentbeyondurbanisedcounties
5. Risinglocaltaxesandfees:Developingsuburbsoftenrequire largelots in
hopesof attractivemoreexpensivehomeswith higherpropertytaxesand
lowersocialcosts.But suchdevelopmentpatternsexcludemoderateincome
familiesandincurhighcostsfor sewers,schoolsandroads.
6. Lossof farmlandandopenspaces.
7. Environmentalpollution:More sprawl meansmore driving which sends
morecarbonmonoxideandotherpollutantsflow into stormsewers,rivers
andlakes,ratherthansoakingintotheground.21
Theotherdefinition for effectsof sprawl,which mentionsthe undiscussed
mattersoftheotherdefmitionis asstatedbelow;
1. Socialeffectsof urbansprawl:A largesocialproblemcausedbyurban
sprawlisthedivisionof thesuburbsintoincomebrackets.Low incomeearnerstendto
concentrate,oftenbecausetheyareforcedto, in thesuburbswhereurbanproblemare
worst.Theseareasusuallyhavelowerrentsandhouseprices,as well as containinga
largeproportionof public housing.Problemscausedby economicdivision include;
inadequatepublictransport; difficultiesof houseaffordability;legislativeproblems;
pooreducationfacilities;higherthanaveragepollutionandcongestion.Theseproblems
cannotbesolvedbywelfarealoneplanningonaregionalscaleis needed.
2. Economiceffectsof urbansprawl:Thecostof servicingfringeurbanareasis
enonnous.Costsassociatedwithwaterprovision,andwastedisposalareexpectedto
increasemorethanproportionally.
3. Environmentaleffectsof urbansprawl:Somuchof thepopulationis
concentratedin urbanareas,theyhavea disproportionateimpacton theenvironment.
Ourcitiesusesomanyresources,andproducesomuchwasteandpollutionthatweare
endangeringourstatesecology,weareplacingthemoststresson thetworesourcesthat
areessentialto life;airandwater.Air qualityis affectedmostbytheactivitiesin urban
areas,weburnfossilfuelsfor industryandtransportandplaceunacceptableamountsof
polluting asesintotheair.
4. Ruraleffectsofurbansprawl:Theobviousproblemcausedby suburbs
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takingoverpreviouslyruralland,hasalreadybeenhappeningfor a longtime.Another
problemtobefacedup by theruralareasis thelackof services.This is nota causeof
urbansprawlitself,butthefactthatsuchahighpercentageof peoplelive in cities.18
UrbandevelopmentbeganabouttwocenturiesagoinEngland,atthestartof the
IndustrialRevolution.This involves two processes.Firstly, plenty of low-skilled
workerswererequiredby factoriesin thecities.Secondly,ruralactivitiesneededless
workers.Thesefactorsledto rapidlygrowingcitiesandwith it a lossof community
spirit.Inthisway,resultof themetropolitanisationis sprawlandtherearesomecauses
ofsprawl.
1.Economicauses:Urbansprawlis alsocausedby increasesin housingprices.
Althoughit is difficultto separateouttheimpactof thevariousfactors,it wouldseem
indisputableinrecentyearsthathighlevelsof immigrationhavecontributedtothe very
highgrowthinhousingprices.
2.Urbanpopulation increase:Althoughmostof thepopulationincreaseis due
toimmigration,thereis alsoa significantdrift of countrydwellersto thecity. This in
itselfisa symptomof somemajorproblemslike lackof employment;lack of tertiary
education;lackof entertainmentandthelistgoeson.
3.SocialReasons:Autonomy;thisis oneof themostunderstatedreasonsbehind
ourobsessionwithdetached,singlefamily housing.In termsof its functioning,the
aforementionedsinglefamily,detachedhomeis legallyunderthejurisdictionof its
owner.Withintheboundariesof thelandparcel,theownercanmakechangesat will,
withoutnecessarydisruptionto neighboursor thecommunity.The ownercanmodifyit
to bestsuitthepersonalneedsand also the owner is not subjectto other people
controllinghisland;Home;it is a basicneedof everyhumanbeingto have a senseof
home,aplacewheretheybelong.As citiesbecomemoreandmoreinstitutionalisedand
lessandlesspersonal,theyceaseto acknowledgethe individualityof people.This
forcespeopleto look for a senseof belongingelsewhere.By withdrawinginto their
dreamhome,however,theymaybe reducingevenfurtherthe communityspirit that
theylongfor.
4.Poorplanning:Badplanningof our suburbshasbeenblamedfor manyof the
problemsthatourcommunityhasto encounter.In thepast,surveyorshavedesignedthe
suburbsandthentownplanninghavebecomea separatediscipline.18
Theconsequencesof sprawlarea.)trafficcongestion,b.) longercommutesthat
stealtimefromfamilyandwork, c.) worseningair and waterpollution,d.) loss of
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farmland,openfields,forestsandwetlandse.) increasedfloodingf) raisedtaxesto pay
forservicespoliceandfire departmentsand infrastructure,newschools,roads,water
andsewerstructure.14
Atthesametime,sprawldamagecities,thus;1.Sprawlerodesthecity'staxbase
aspeopleflockto thesuburbs,forcingcitiesto raisetaxeson remainingtaxpayersto
payforcityservices.2. Sprawldestroysdowntowncommercebypullingshoppersfrom
once-thrivinglocallyownedstoresandrestaurantsto largeregionalmalls.3. Sprawl
increasesunemploymentandconcentratespovertyin urbancentres.4. Sprawlundercuts
propertyvaluesand investmentopportunities5. Sprawl robs cities of characteras
abandonedfactories,boarded-uphomesand decayingretail centresdominatethe
landscape.14
Understandingthepolicyrootsof sprawlaswell aswhatis notcausingsprawlis
important.It meansthatsprawlanddisinvestmentarenottheinevitable,unavoidable,
and"natural"consequencesof market forces. On the contrary,when policy is
understoodasamajorcauseof sprawl,landusereformbecomesanappropriatesubject
forcorrectivel gislativeaction.22
Urbansprawlis widelyacknowledgedasan undesirableformof development,
duetoitseconomic,socialandenvironmentaldisadvantages.Attemptsto controlurban
sprawlarefrequentlybasedon land-useplansatthenational,regionalor metropolitan
levels.The establishmentof large regionalor metropolitanmunicipalitiesis also
consideredas an option to reduce irrational scatteredpatterns of land-use
development.23
Urbansprawl,evidentprimarilyin rural-urbanfringeareashasbeenfrequently
viewedasa sourceof problems,which stemfromunplanned,scatteredandpiecemeal
residentialnd commercialdevelopment.Conflicting land uses, pressureson
agriculturalandopenspace,highcostsof serviceprovision,adverseconsequenceson
trafficandpublictransport,and social disparitiesone amongthe more noticeable
problems.23
At thesametime,urbansprawl has adverseeffectson suburbs,cities the
economyandtheenvironment.
Thedevelopmentof thesuburbshashad manyill effectson the suburbanites
themselves.Proliferationof housingdevelopments,tripmalls,andoffice,parks,robs
justasmuch"nature"froma suburbasskyscrapersandapartmentbuildingsdo fromthe
city.The"greenleafy"suburbs,to whichmanyfamilieshavemoved,turnedoutto be
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justasgreyasthecitiestheyleftbehind.Moreover,becausesuburbandwellerscannot
walktomostpublicaccommodationssuburbantrafficcanoftenbeworsethantrafficin
thecity.Furthermore,timespentcommutingto work,drivingchildrento activities,and
caringfor largepropertiesoftenrobs manysuburbanitesof leisuretime.Finally the
placementofsuburbaniteson anautomobilepreventstheday-to-dayinteractionamong
neighbours,thusdenyingtheresidentsa senseof communitythatis seenin theold-time
neighbourhoodsinthecity.1
Urbansprawlhasalsohadnegativeeffectson citydwellers.Becausethereare
fewerentalunits in the suburbsthan in the city, and becausesuburbansurvival
necessitatestheownershipof a car,thepoorareoftendeniedtheopportunityto move
intothesuburbs.Therefore,theaverageincomeof thecity declines.Schoolsandcity
servicessuffer.Buildingsremainvacantand decay.The flight of businessesto the
suburbstaketheirjob outof reachof thepoorwho oftencannotafforda carneededto
commutetothenewlocation.1
Thelow densityhousingin the suburbsdrainsthe infrastructure.Roads and
utilitiesmustbestretchedmuchfurtherto servethesamenumberof peoplethantheydo
inthecity.I
It isclearthattheslashandburnphilosophyof urbansprawlis detrimentalto the
environment.Usedareasof the city are left vacant.The suburbanrelianceon the
automobilecausesairpollutionanddepletesnaturalresources.The chemicaltreatment
ofsomanyY2 acre"piecesof green"pollutethe environment.!
As itcanbeseen;thesprawlhasa lotof adverseeffectsandfor thatreason,we
havetogetridof suchnegativeeffects.Fringe,sprawlis thearealocatedbetweenthe
cityboundariesand metropolitaninfluence area and includes all the spatia~
miscellaneousmetropolitan-urbanphenomena.It possessstructuresof lower quality
withrespectto thoseof metropolisandcharacterisedby the long termand complex
activitiesalongwiththeruralstructuringoutsideits own naturaldevelopment.In this
sense,fringeisatransitionarea.In otherwords,it displaysall theeconomicandsocial
phenomena,whichhaveeachbeenexperiencedin the past,can be experiencedat
presentandwhichwill as well be experiencedin future.One featureof post-war
suburbanisationhasbeenits tendencyto discontinuelarge, choselysettledareas
intermingledhaphazardlywith unusedareas.This intermixtureof openanddeveloped
areasi largelyindependentof thedensityof thesettlementwithinthedevelopedareas.
Thelackof continuityin expansionhas beengiven the descriptivedesignationof
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"sprawl",whichaswell cannoteits hit or misscharacter..."sprawl"hasbeenwidely
criticisedas leadingto unnecessarilyhigh costs of social servicesand of private
transportation,aswellasforthefrequentlackof publiclyavailableopenareas.3
3.5.GENERAL CHARACTERISTICS OF LAND MARKET IN THE FRINGE
AREA
Oneof thereasonsandresultsof sprawlis the factof landspeculation.In this
section,thedimensionsof landspeculationandchangein ownershipprocesswill be
researched.
Thegeneralcharacteristicsof land-marketin fringeareascan be subjectto a
l!eneralevaluation.The processof changingownershipandlandvaluein the fringe,
havebeenaffectedirectlyfrompoliciesandattemptsof privateandpublicsectors.24
Oneof the main causesof this scattereddevelopmentis land speculation
wherebylandispurchasedandheldfor resaleata laterdatefor a higherprice.Farmers
anddeveloperscanalsoactasspeculatorsby withholdingtheirlandfromdevelopment
andexpectingfor higherprices.Theselandownershold their landout of the current
marketsothatlandandbuildingdevelopershavetotravelto a furtherfieldto purchase
newresidentiallands.Land speculationis usuallycondemnedbecauseit causesa
scatteredpatternof urbandevelopmentandlanduseandincreasesthecurrentpricesof
housingsites.
It canbeconcludedthatthemainsourcesof marketfailurehavebeenthepricing
policyofthecommercialserviceandpublicutilityorganisations,theapparentfailureof
homebuyerstoproperlyestimatethetravelcostdifferentialsbetweenalternativehome
sitesandthemarketuncertaintyto befacedupby landowners.25
In thefringe,thelandpossessesdifferentcharacteristics.First of all; land for
suburbandevelopmentis nota homogenouscommodity,anymorethanit is anyother
possibleuse.Slopeof landmaybehighly important,as affectingbuildingcosts.The
riskofflooddamagediffergreatlyfromoneareato another.In theseandotherways,
thenativeor naturalqualitiesof potential suburbanlands may differ greatly.
ubdivisionf largetractsoftencreatesa"plottage"value,whichis atitspeakwhenthe
sizeof tractcoincideswiththetractbestsuitedto theintendeduseof theland.Tracts,
beingeitherlargeror smallerthantheoptimumhavelowervalues.The locationwith
respecttotransportation,watersupply,sewerage,andto otherservicesvitally affects
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thepotentialof land for suburbandevelopment.Societyhas affectedthe value of
suburbanlandbytaxes,by zoningandbuildingcodes,andthelike.Suburbanlandalso
differsgreatlyin accessibility,especiallyto majorhighwaysandsometimesto rail lines.
Themarketfor suburbanland is a derivedone,dependentuponthe marketfor the
dwellings,hoppingcentresor industrialplantserectedon it. Differencesin price of
housesareoftenreflectedbackintothoseof undevelopedland,butin varyingdegrees.
Lastly,themarketfor suburbanland is usuallyveryweak.Thereareveryfew buyers
andveryfewsellersat anyone time.Annual turnoverin relationto thetotalareais
small.19
Landusein therural-urbanfringeis distinctivelyintermingledandtransitional
withanirregulartransitionfrom farmto nonfarmland.In theruralareas,landvalues
:mdratesincreasewith theanticipationof urbanisation.The fringeis characterisedby
inadequatecontrolof subdivision,taxdelinquency,zoninginadequatelygearedto the
presentandfutureneedsof theexpandingurbanplace;anda conflictof interestin the
typeandextentof control,betweenlong establishedresidentsand new-comers,and
betweenthecentral(metropolitan)and local planningor administrativeauthorities.
Landvaluesandrateslowerthanthoseof theadjacenturbancentre,butrisingabove
thoseofthesurroundingruralareasastheurbaninvasion,continuesby thegradualand
irregularconversionof farm to nonfarmto urbanland use. Lot size of residential
propertiesinthefringeareacharacteristicallyaregreater,in areaandfrontage,thanin
theurbancentrelandtohavelargerlotsthanotherfringeresidents.26Therapiddecline
ofpriceperacreasparcelsizeincreasesfor smallparcelsof landimpliesthatlarge-lot
zoning(minimumlot size) of residentialhousing may impose great costs on
undevelopedlandownersthroughreducedpropertyvalues.Land-usezoningpoliciescan
generatelarge conomicvaluesonpropertyzonedfor commercialuse.Whilethereis a
negativeandsignificantrelationshipbetweenlandpricesand propertytax rates,the
impactof propertytaxeson landprices is small whencomparedto other factors.27
Dwellingsize,intermsof numberof roomsis lowerin thefringeareathanin thecity.
Thevalueof dwellingsin thefringeareaexhibitsbotha lowermeananda narrower
rangethantheurbanareaitself Conversely,thecostof theprimaryinstallationof utility
services,roads,etc meansthat some fringe areashave higher rates than larger
establishedurbanareas.Averagehouserentsin thefringearelowerthanfor theurban
place,buthigherthanfor thesurroundingrural areas.5If the planner knew which
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parcelsof thiskindwerelikelyto besoldduringthenextfew years,hewould be in a
goodpositiontoanticipatepressurefor landusechangeinthefringearea.26
Thevariablesthatdeterminelandvalue;
- "plotsize
- thedistancetocentre
- thedistancetohighway
- thedistancetorailway
- thedistancetootherurbanland-usein thefringeareas
- tobelimited withsomezoningandetc.policies
- taxvalue
- thepopulationincreaseinthemetropolitanareaforbuildingof dwelling
- thecharacteristicof development
- thequalityof land,itsslopeandsurroundingproperties
- theexistingservicepossibilities
- thecharacteristicsof theland-userightnexttothesettlement"24
Landownershasgainedmuch;becauseof landspeculation,butheverymuch
haspaidforthesocialcost,toO.25
3.6.TRANSFORMATION PROCESS OF SPRAWL PHENOMENON IN
DEVELOPED ANDDEVELOPING COUNTRIES
3.6.t.TRANSFORMATIONPROCESS OF METROPOLITAN FRINGE AREAS IN DEVELOPED
COUNTRIES
Inthedevelopedcountries,therelationbetweensettlementsi two-folded.
Metropolitanreaphenomenonis theresultof hightransportation,communicationand
productiontechnologyin these areas. Besides, differentiation,exportationand
organisationhaveaffectedthemetropolitanareas.28In themiddleof the20th century,
thedevelopedcountrieshavefosterednewtransportation,communication,production,
exportation,a dorganisationpossibilities.So, production,managementand control
functionshavebeendifferentiatedandroutinemanagementandcontrolfunctionshave
nseparatedfromoneto another.Theroutinemanagementandproductionfunctions
havebeenlocatedoutof thecity.Because,theyhavenecessitatedlargerlands.Some
industrialunitshavebeenlocatedas satellitecitiesandthenewcitieshaveemerged.
mequently,inthemetropolitanareasof developedcountries,dwellingandindustrial
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suburbshaveemergedas to be relatedto the city centre,at the sametime, in the
dwellingsprawl.Therearebig shoppingcentreswhich takeplacein the residential
areas,toO.29
In thedevelopedcountries,developmentof the city slows down afterhaving
reachedthedefinitelimits.Thenewsettlementshendevelopasleaping.Landvaluesdo
notincreaserapidly.The agriculturalstructurekeep its characteristicin the vacant
lands,whicharebetweencityandthesettlements.Outsideboarderof thefringedo not
gobeyondthemetropolitanborder.The industrialunitshavebeenlocatedin thefringe
likecampus.Theresidentialareashavelow-density,wide-area,gardenanddetached
housesinthedevelopedcountries.At thesametime,therearesecondaryhomes.In the
developedcountries,theurbanlandusesanddevelopmentsoutsidethecity havebeen
locatedfurtherin distanceandtheygetindependentfromthemainroad,asto belower
indensity.
3.6.2.TRANSFORMATION PROCESS OF METROPOLITAN FRINGE AREAS IN
DEVELOPINGCOUNTRIES
Indevelopingcountries,only primate city develops and so thesurrounding
settlementsaroundbecomesmaller.
In the19thcentury,productionandtransportationpossibilitieshavechangedand
thenewdimensionsof marketeconomicshaveaffectedthe internationalcommerce.
Thedevelopmentof transportation,communicationandproductionalsohasinfluenced
thestructureof metropolitancity, andso the city couldrelateto surrounding.In the
developingcountries,metropolitanisationhasbecomeclearwith industrialproduction,
differentiation,controlandmanagement.After 1965thecharacteristicof settlementhas
beenaffectedby intensivecapital, location of high technology,of middle scale
industrialestates,andof those,who havemigratedfrom rural areasto cities.In the
metropolitanareas,theindustrialestateswithhightechnologyhavebeenlocatedfurther
fromcitycentre.Themiddlescaleestateshavebeenlocatedin thefringe,so,migrated
populationfromruralto city,havefirstly,beenlocatedin thesurroundingareaof the
citycentre,butafterthelocationof middlescaleestatesin thefringe,thepopulationhas
beenlocatedin thesurroundingareaof theseindustrialestateswheretheyhavebegun
toworkat.In thisway, locationof theresidentialareashavechangedandtheyhave
beenlocatedinthesurroundingareaof theindustrialunitswithintheseareas.First, the
residentialandindustrialareasdistantfroma cityor anothersettlement,developandget
29
unitedto eachotherby thetime.The metropolitancities hasgrownby virtueof the
locationsof hightechnologicalindustrialestates.Theruralareasandagriculturalands
havebeguntoencountera withtransformationprocessbetweentheseareasandthecity.
Intheseareas,newsettlementshavebegunto develop.The low qualityresidentialareas
andsmallindustrialandcommercialunitshavebeenlocatedin theruralareasandalong
thehigh-wayor at pointsof intersection.At thesametime,thesocialand economic
structureof the populationcan be differentiatedin the area. So, the sprawl has
increased.Transportationpossibilities,land-ownership,thedemandfor serviceshaveas
wellincreased.Dueto thesprawlby big investmentsandorganisations,thedifference
ofqualityhaveemergedsuchthat,the residentialareaswhich belongto middleand
upperclasses,theapartmenthousesandthehousingestateshaveall beenlocatedin the
fringeareas.28
In the developingcountries,metropolitanisationhave not developedby
industrialisation.It pertainsto adevelopmentwithrapidpopulationincrease.Thatis not
arealeconomicdevelopment.For thatreason,the industrialdevelopmenthas been
embodiedto theareaas nonplannedand complexexpansion.This developmenthas
createdanimbalancewithintheregion.29
Inthedevelopingcountries,agriculturalactivitiescontinue,butlandvaluescost
moreinamountthanruralland.Therateof changein ownershipis higher.Especially,
thepeoplewhomoveout fromtheruralareashavebegunto buy land in theseareas.
Agriculturalproductionhas chosen the metropolitancity as its market. The
characteristicsof vacantlandsbetweenthecityandruralareasaredifferentfromrural
areas,andthesevacantlands have been coveredrapidly with expansion.In the
developingareas,theouterborderof fringehasgonebeyondthemetropolitanborder
butinnerborderhas developedmore rapidly than outer one. Large scale and
decentralisedindustrialestatesarefew in number.Middle scale industrialestateshave
beenlocatedalongthemaintransportationaxesnearthecity. The othersmallscaled
productionunitshavebeenlocatedwithinthefringeareas.Thepeoplelocatedin fringe
areasareof middleor low-classes.The residentialareashave high-densityand
apartmenthouses.On the other hand,thereexist squatterhousingin theseareas.
However,therealsoare luxury dwellings in the fringe areas.The characteristicof
agriculturall ndappearsto be different in the fringe areas,because,they raise
vegetables,fruits,etc for the closedmarketson the landsnearthe city, such that
subdivisiongetsincreased.Cropslike wheat,andbarleyareproducedoutsidethearea.
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Anothercharacteristicof developingcountries'fringesis thatthevacantlandsobtained
outof agriculturalusesseemto proliferate.Transportationandinfrastructurefacilities
areinsufficientin the developingcountries.On accountof this, urbandevelopment
dependsonmaintransportationaxes.Theavailableareasareinsufficientfor usesto be
locatedoutsidethecity.So,thedensityhasincreasedinthecentre.29
Urbanisationdoesnotrelateto industrialisation.So;
- thereareimbalancedistributionsinthefringes,
- infrastructureandservicefacilitiesareinsufficient,
Forthatreason,suchfacilitieshaveto beprovidedby thecentre.Someactivities
havebeenlocatedin thefringebecauseof thehigherlandcosts.The activities,being
inconsistentwith urbanactivities,have as well beenlocatedin the centre.So, the
leapfrogislower.Somelandspeculatorskeeptheirownershipof landsfor longertimes.
Hence,thelandvaluesriseupandthelandmarketshiftstowardsthefringeareas.
In the urbanfringe; the transformationprocessof rural settlementsare as
follows;
- therurallandtransformedintourbanland
- thelanddividedintosmallpartsandlandspeculationincreased
- theagriculturalproductiondecreased
- thepopulation,beingmigratedto city,prefertheseareasto settle
- theroundtripto citycentreincreased
- theworkerswhoworkoutof agriculturalsectorincreased
- therentalvaluesof housesincreased
Intheruralfringe,thetransformationprocessof settlementsarelikethat;
- strongbondsto citycentrebutit is notdense
- landmarketis notactive,landvaluesdonotchargeandlandsaleis few
-traditionalproductscontinueto beproducedin therural areas
- theworkerswhoworkoutof agriculturalsectorarea fewin number24
Asitcanbeseen,thereexistsa rapidtransformationprocessin theurbanfringe.
Thetransformationtakeplacein the agriculturalproduction,spatialstructure,social
structure,land-ownershipandlandmarket.The transformationlevelis higherin areas
nearthecitymorethantheotherareas.
In Turkey,only a few studieshave beenaccomplishedas to be relatedto
metropolitanfringeareas.One of themis titled as "MetropolitanKent <;eperlerinde
MUlkiyetOriintiisiiDegi~imSOreci".It hasbeenpreparedby SemahatOzdemiras a
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doctoratehesisin D.E.D., izmir. She has researchedthe effectsof land-ownership
transformationprocesson metropolitanfringe areaand planning.Another studyhas
beenpreparedby HilrriyetBilgen in M.E.T.U., Ankara.The title of studyis "Rural
Transformationat theUrbanFringe A Case Studyin Ankarametropolitanareaas a
master'sthesis.He hassearchedfor theurbanfringeandruralactivitiesin theseareas
andruraltransformationwithin theoreticalframeworkcorrespondingthe rural fringe
areas.Theotherstudiesaretitledsuccessivelyas"Effectsof MetropolitanCity to Size
andProductionKind of Farming:A CaseStudyin AnkaraMetropolitanFringeArea"
and"The Formationof Laborforce and The TransformationDiversification of
EconomicActivitiesatTheMetropolitanFringeA CaseStudyin AnkaraMetropolitan
Area".Thefirst studyhas beenpreparedby Ay§e I§Ik Sezeras a masterthesisin
M.E.T.D.,Ankara.Shehasanalysedthetransformationof theagriculturalstructureand
productionkind in thefringeareasof themetropolitanfringearea.The laststudyhas
beenpreparedby Levin OzgenEmirogluin M.E.T.V., Ankaraas a master'sthesis.In
thisstudy,the wholenessof formation of "laborforce" and transformation-
diversificationof economicactivitieshavebeenconsideredin thefringearea.As it can
beseen,there xistonlya fewstudiesrelatedto urbanfringeareasandthereis onlyone
studywhich correspondsto land-ownershiptransformationprocess within the
metropolitanfri gearea.
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CHAPTER IV
PLANNING AND URBAN LAND POLICIES IN THE PROCESS OF
METROPOLITANISATION IN TURKEY
In thepreviouschapter,metropolitanisationandtransformationprocesswithin
thefringeareashas been definedand outlined in the developedand developing
countriesandthedataaccumulationin Turkeyhasbeenexplained.
The researchof land-ownershiptransformationprocessand the relationship
betweenthisprocess,land-useandphysicalplanningis adoptedasthebasicaimof this
study.Thistransformationprocessandtheholisficrelationshipshaveaffectedplanning
andurbanlandpoliciesin metropolitanisationprocessof Turkey. Planningandurban
landpoliciesin TurkeybothbeforeandaftertheWorld WarI will beanalysedin order
tounderstandhow land-ownershiptransformationprocessandtherelationshipswithin
thisprocesscanbe relatedto land-useand physicalplanning.Turkey has practised
plentyofsocio-economictransformationsduringthisperiod. The urbanisationprocess
hasbeenslowuntiltheWorld War IT butafterthatit hasbeenaccelerated.Dueto the
politicalchangein 1961,thenewconstitutionperiodof planneddevelopmenthasbeen
animportantturningpoint.The thirdperiodis the liberalperiod(after1980).In this
chapterplanningandurbanlandpoliciesin ourcountrywill beinvestigated.
4.1.STRUCTURAL TRANSFORMATION PROCESS IN RURAL AREAS
BEFORE AND AFTER THE WORLD WAR I-II
Turkeyhasenteredtherepublicanperiodwitha slowurbanisationspeedexcept
forAnkara.IntheWorldWarI period,somelegislativeregulationshavebeenexecuted.
Actually,theselegislativeregulationshaveinitiateda newphaseof financialactivities
andrealestatemarketin Republic of Turkey. The roots of attainingreal estate
ownershipavestemmedin thisperiod.ThereweresevenmainActs legislatedbefore
WorldWarII.
~ (14.5.1915)"Vakfi SeferdeIcraati HukumeteKarsi GelenlerIcin Ciheti
AskeriyeceIttihazOlunarakTedabirKanun-uMuvakkat.No:21899".By this law: if
peoplewereto delayedtheirservicefor thearmy,thegovernmentwould bring them
someobligationsanotherplace.
n. Act: (13.9.1915)"Ahar MahallereNakledilenEshasin Emval ve Duyun ve
MatlukabiMetrekesiHakkinda Kanunu Muvakkat No: 2303" By this law, the
propertiesbelongingto movingpeople,wasgoingtobetransferredbylaw courts.
III. Act: (22.9.1916)By this law, thenew landanddwellingwould be obtainedby
thesewhohavemovedatthenewsettlements.
IV. Act: (20.4.1922)(No:224)By thislaw,aftermilitaristicinvasionssuchplaceswere
goingtobesoldby publicauctionafterthe liberationandthenthis moneywould be
keptindepositandtheyweretoreturn,thismoneywouldbegivenbacktothem.
V.Act: (15.4.1923)(No:333)"AharMahallereNakledilenEshasinEmvalveDuyunve
MatbuatiMetrukesiHakkindaOnyediZilkade1333ve 13 Eylul 1331Tarihli Kanun
MuvakkatinBazi Mevadiile 20 Nisan3338(1922)Tarihli EmvaliMetrukeKanununa
MuadiKanun"By thislaw; thesaleprocessesof realestateof thosewho withoutany
tracel avetheirpropertiesobtainedin disputeby someotherpeopleandthento besold
withconsensus,all beingcancelledbythelawcourtwhenperceived.If peoplemigrate
tootherplaces,theirlandsor goodswouldbetransferredtofoundationsor treasury.
VI. Act: (24.5.1923)"Tarih ve1331Sayili MubadilGayrimubadilMuhacirve Sairiye
KanunlarinaTevkifanTevzi ve TahsisOlunanGayrimenkulEmvalinTapuyaZaptina
DairKanun"Thislawhasbeenimplementedafterthedeclarationof Republic.Thereal
estateobedistributedwithinthosewho weregoingto beregisteredin deedandthose
whichwerenotdistributedwouldberegisteredforethe treasury.
VII. Act: ''EmvaliMetrukeHesab-iCariyelerinButceyeIratKaydinaDair Kanun"The
wholeconfiscatedpropertieswould beregisteredto thepropertyof treasurywith Act
numbered1349.
By thesesevenlaws,thesystemof theproceduresfor determiningandobtaining
therealestatesfortreasuryhasbeeninitiated.30
Afterthewar, the propertiesof immigratedpeopleand the abandonedlands
withinthenationalboundariesbytreatiesturnedoutto bethepropertiesof theTurkish
Republic.At thesametime,with the Act numbered431, the whole real estateof
OttomanMonarch asbeentransferredto theRepublicGovernment.Accordingto item
numbered448of Turkish Civil Law, If one dies without having inheritors,his
propertieswereto betransferredto governmentandby itemnumber 641of Turkish
CivilLaw,thepropertiesdevoidof anyan identifiableownerswerealsogoingto be
34
transferredtogovernment.Thepropertiesbelongingto lost peoplewouldbetransferred
togovernmenti theoncea decadeyearandif thedisagreementswould appear,the
landswhichwerenotregisteredalsowouldbetransferredto government.31
Accordingto item numbered74of 1924constitution,If thelandvaluescouldbe
coveredtheprivatereal estatewould be expropriated,but thereshouldbe a public
benefitfor suchexpropriations.Another importantlaw is the Housing Law (Iskan
Kanunu)numbered2510/2848 (1934- 1935).By this law, thetravellingimmigrants
andgypsieswereto be settledandwith Act numbered2848,landandpropertiesof
lords,sheikhs,andtribeleaderswereto betransferredto treasury.Accordingto Act
numbered6183,thedebtor'sgoodswereto be transferredto thestate.By the law of
forestry(OrmanKanunu)numbered6381,the landswhicharenotsuitablefor forestry,
'eretobeleftoutof theborderandtheselandswereto beregisteredfor treasuryand
withtheDeedAct (TapuKanunu)numbered2644,therealestatepropertieswereto be
registered.31
The laws relatedto urban land policies of local administrationand their
implementationswere also initiated.One of them is the law of municipalities
(BelediyelerKanunu)numbered1580.(1930)By this law, the landsand properties
devordof anyownershadto be transferredto the ownershipof the municipalities.
Anotheroneis the law of municipalityand roadsfor buildings(Belediyeve Yapi
YollariKanunu)numbered2290(1933).By this law,if thelandsbelongingto treasury,
wereplannedasparking,greenareas,roadsin theplan theselandswould transferto
municipalitieswithoutanypayment.At thesametime,theadministrationfor thevillage
settlementareashavebeenimplementedby this law. In the Act numbered442, the
villageshavebeendefinedinstitutionally.(TuzelKisilik)31
Accordingto conditionsprior thewar, it is statedtherelatedurbanlandpolicies
haveactivatedtheinstitutionalstructure.At thebeginningof the 19thcenturymostof
thestateownedlandhasbeentransferredtoprivateownershipwith"supportingandtax
farmer"(iltizamvemultezim)institutionsin Ottomansocietybut in 1925with theact
numbered583,theexpropriationauthorityhasbeengivento citygovernmentof Ankara
for4000000m2of land.In 1933,by the law of buildingsand roads(yapi ve yollar
kanunu)"arrangementshare"has been determined(15%). After the war, many
numbersofrealestatepropertieshavebeentransferredto treasury.But between1925-
1936,morethanhundredthousandreal estateshavebeensold in insta1mentsand in
cheapprices.24
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After the World War IT, Turkey has enteredstructuraltransformationin its
agriculturall ndsandthecountryhasenteredanurbanisationprocess,andthennumber
ofhousesin settlementssquatterhaveincreasedupto 82000in number(1950- 1960).
Thesquatterhouseswhich werelocatedin thepublicand privatelandswere out of
controlcausinglandspeculationtoaugment.24
Alterationshavebeenmadeintheinstitutionalstructureforthesolutionof those
problems.By theActs numbered5218and5228,whichhavebeenlegislatedin 1948,
thebuildingson thoselandsbeingdistributedto peopleby municipalities,hadto be
constructedwithintwo years.\At thesametime,by theAct numbered5228,thelands
belongingtotreasuryandProvincialAdministration(ozelidare)couldbetransferredto
thepropertyof municipalitieson theconditionof beingpaid.The ExpropriationLaw
numbered6830 (istimlakkanunu)hasbeenimplementedto solve theproblemsrelated
tolandto be obtainedby public authorities.By this law expropriationshave been
regulated.In 1957,theunpaidlandsfromtreasuryor privatelandswith actnumbered
6785havebeenbenefitedfor activitieslike parking,greenareas,androadsfor the
municipalities.TheAct numbered7367providedfor theunpaidlandsfor municipalities
fromtreasuryin 1959.Accordingto the Act numbered6785the establishmentof a
planningauthoritywastherightof thecentralgovernment.However,theselawswereto
provideunpaidlandsonlywith25%of thetotalbuildingplotswithinthedevelopment
areaswhereastheAct numbered48 compelsland-ownersto buildon theirplots,only
ontheconditionthattheyareappropriatefor constructiononvacantlands.But mostof
theseitemshavenotbeenimplementedsuccessfully.24
At thesameperiodthe Act numbered4753 aimingat availingthe landless
farmerstoownlands(Ciftciyi topraklandirmakanunu)hasbeenput intoexecutionand
thislawbasicallywasto correspondtotheruralareas.However,it canbeobservedthat
theconsequencerathereferredtothemetropolitanisationprocess.Todaytheresultscan
bemonitoredin fringeareas.
Mostof theselaws havebeenput on executionduringthis period,all being
relatedto urbanland aiming at making the treasuryto own more lands, but
unfortunately,nonecouldsucceed.
4.2.1960-1980PERIOD -THE PERIOD OF DEVELOPMENT PLANS
Asaresultof theproblemsexperiencedbetween(1950- 1960)suchasdeficits
andthelackofnationaldevelopmentprograms,theNationalPlanningInstitution(DPT)
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hasbeenestablishedand developmentplanningperiodshave begunin 1963as to
correspondto a rapid increaseof urbanpopulation,growinghousingproblemsand
beginningof metropolitanisationin the greatercities,all constitutingthe dominant
characteristicsof thisperiod.
Accordingto the 1961constitution,everyonehadtheright of ownershipand
inheritance;butby limitationsof public interestandlaw.The ownershiprightsarenot
contraryto thepublic interest.If thepublic interestprovesit to be a necessity the
governmentandthepublicenterprizesintendsto expropriate.By theAct numbered
7660(1966)the landswhich do not belongto the privateownershiphave been
registeredtothepropertyof treasury.
Accordingto the first threedevelopmentplans;thevaluesof landsbelongto
1'lblicandtheonepublic institutionhas to havecontrolover theselands.For that
reason,ithastobethestateinterferenceforpubliccontrol.
Thefourthdevelopmentplan,wasconcernedwith themeasuresto preventland
speculation.However,threelaws which affectedthe urbanland policies havebeen
legislatedduringthisperiod.Theselaws are;theAct of Flat OwnershipRights (Kat
MiilkiyetiYasasl)in 1965,theAct of "Gecekondu"numbered775in 1966,andtheAct
ofLandOffice(Arsa Offisi) numbered1164in 1969.On the otherhand,the laws
concernedwith the exemptionof industrialland, have beenput into executionby
Ministryof Reconstructionand Resettlementsin 1978.The land office has been
establishedtosettheobstructionsfor theincreasesin price,andto providefor landsto
beallocatedtourism,residentialandindustrialareas.For thisreason,mostlandsunder
thecontrolf landofficehavebeentransferredto privatesector.But sucheffortshave
notbeensufficientenoughto solvehousingand landproblemsin the metropolitan
cities.Themostimportantpoliciesof thisperiod,referto thefactthatthemetropolitan
citieshadtobeholisticallyplannedjust as differentorganisations.In 1965,with the
decisionnumbered6/4970of the Council of Ministers,The MetropolitanPlanning
BureausofAnkara,IstanbulandIzmir havebeenestablished.Thesebureausewerethe
P planningorganisationsnecessitatedby this growth process,and the concepts
"metropolitanregion","metropolitanarea"and"adjacentarea"wereall new for this
period inourcountry.But with Act numbered1580,the municipalitieshave been
established,buta satisfactoryco-ordinationbetweenthe municipalitiesand central
IOvemmentcouldnotbeprovided.All municipalitiestaketheplanningdecisionsall by
themselves.Then,thesharedsaleandsubdivisionshaveincreased.
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During1970's,thenew understandingof comprehensivegoverningof cities,
aimedatdominatingthehousingestatesandproductionof dwellingbothin theexisting
publicandexpropriatedlands.BAG-KUR hasbecomea partof cheaplandassurance
forresidentialreas.Severalprojectsconcernedwith housinghavebeenimplemented
bytheMinistryof ReconstructionandResettlement."Emlak:Kredi Bank"hasprovided
bankloansfor the constructionof dwellings.As a resultof theseexperiencesand
policies,themunicipalitiesandotherinstitutionsof statehavecollectedplentyof large
landsandthenhavetransferredtheminto urbanlands.FolIowingly,theselandshave
laterbeentransferredintoco-operatives,companiesor individualsfor theproductionof
dwellingunits.
In addition;theactsnumbered6785and1605havebeenapprovedin 1972and
bytheselaws,theimplementationsoutsidetheadjacentareashavebeenput asextents
ofthelaws.Thedefinitionof "villagesettlementarea"hasbeenbroughtfor villages,
whichareoutof themunicipalboundariesand adjacentborders,in orderto control
implementationsbymeansof theregulationsin 1975.By theseregulations,mostofthe
areas,nearbythe sea and havingdevelopmentpotentialshave beendeterminedas
villagesettlementareas.For thatreason,plentyof subdivisionsaimingat speculations
havebeenrealisedattheseareas.24
In 1978,a legislativedocumentconsistingof developmentregulationsin those
areasdevoidofanydevelopmentor roadextensionplanshasbeenapproved(imar ve
YolistikametPlanlarlBulunmayanBeldelerdeUygulanacak:imar Yonetmeligi).Thus,
the19thof Februaryregulation)has been put into execution.By this law, the
subdivisionsa dconstructionconditionshavebeendeterminedin thoseareaswhichare
definedassettlementareasin the municipalityor adjacentareaboundaries.The last
legislativeregulationhasbeenrealisedin 1979.By theactnumbered7 / 749theright
hasbeengivento theCouncilof Ministersas to form andplannewsettlementareas.
Thislawwasputintoexecutionto obstructuntidyimprovementsandto solvehousing
problemsinthemetropolitanfringearea.24
Briefly,Theimportantlegislativeregulationsrelatedto urbanlandpoliciesand
planninghavebeenrealisedin between1960- 1980.Thelawof Flat OwnershipRights,
thelawof Gecekonduandthe law of Land Office all of which havebeenput into
executionn 1960-1970,werenot sufficientto solveurbanlandproblems.Duringthe
samey ars,theMetropolitanPlanningBureaushavebeenestablished,buttheywereto
beclosedup in 1984.Between1970-1980,the legislativeregulations,which have
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affectedthephysicaldevelopmentof metropolitanfringeareasandrural settlements,
havebeenrealised.By theselegislativeregulations,thepossibilitiesof subdivisionand
constructionhavebeenprovidedfor the unplannedsettlements,both in or out of
adjacentareas.Theseregulationswereoftenimplemented.Thus,plentyof subdivisions
beingnotrelatedto eachotherhavebeenrealised,andtheseareashavenot beenwell
equipped.The result has been the obstructionof the implementationof physical
planningdecisionsandhavecreatedcrucialproblems.
Theintentionof governingcitieshasinclusivelydevelopedandtheattemptsfor
housingestateshaveincreasedin 1970's.This transformationcould be particularly
observedinthemetropolitanfringeareas.
4.3.LIBERAL ECONOMY PERIOD (POST-1980PERIOD)
Thestructuraltransformationpolicieshaveaffectedthepolicies,economyand
socialstructureof Turkey,urbanisation,characteristicsof zonaldevelopmentwith 24th
ofJanuarydecisionsandcoupd'etat.As a resultof theselaws relatedto urbanisation
andsectoraldevelopmentsandimplementations,public landhasbegunto takeshape
after1980.
Until this period, there were more than one municipal organisationsill
metropolitancitiesandplanningauthoritywasundercontrolof thecentralgovernment.
Inthisperiod,legalandadministrativestructureof physicalplanninginstitutionshave
changedbyseverallawsinTurkey.
Withthe1982constitution,ownershipandinheritancerightscouldbelimitedby
lawforthebenefitof publicinterest.The coastshavebeenundergovernmentalcontrol
andwithbylaw,thelandlessfarmersturnedoutto be land-owners.At thesametime,
theagriculturall nds,pasturesandmeadowswere intendedto be keptundercontrol
avoidingmalfunctioning.31
In 1982,theTourismLaw numbered2634(TurismTesvik Yasasi)andin 1983
theregulationsrelatedto theuseof public land for tourismarea(Kamu arazilerinin
turizmyatirimlarinatahsisihakkindayonetmelik,(28.4.1983),act numbered18031)
havebothbeenputintoexecution.At thesameyear,thelawof "Gecekondu"numbered
2805 andlawnumbered6785havebeenputintoexecutionin 1983.With thealteration
suggestedbytheAct numbered3082,all kindsof productionunitsbelongingto private
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enterprisescouldbesubjectto expropriation,butwiththeirpricesbeingpaid.With the
CoastLawnumbered3086(27.11.1984),thestatecanobtainland.
In 1986,actsnumbered3290and3366havebeenputintoexecution,andin this
way,theregulationhasbeenmadein Act numbered2981.Owing to all of the these
laws,mostpubliclandhavepassedon to privateownership.Thus,numbersof illegal
constructionshavebeenexemptedandplentypubliclandsbeenprivatised.At thesame
timethesharedsaleandsubdivisionshaveincreased,too.
TheTourismLaw andexemptionlawsareimportantfor thesettlementsin fringe
areas,becausethereexistednumbersof unlicensedconstructionson thepublic lands
andhence,all landshad to be soldto the invaders.So, thepublic landshavebeen
transferredto privateownership.Naturally,the importantopportunitieshave been
IT issedastoregardedthefutureof cities.24
In 1984, the Act numbered3030, the law related to the greater city
municipalities,(BuyuksehirBelediyelerininYonetimiHakkindaKanun)havebeenput
intoexecution.Accordingto this law,theareasfor publicuse canbetransferredfrom
publicnstitutionstomunicipalitiesirrespectiveanycharge.31
In thisperiod,anotherimportantalterationhastakenplacein 1984.This is the
Actnumbered95.Withthenewregulationsproposedfor themetropolitancentralareas,
thesub-provincialmunicipalitiescouldbeabletobearranged.
Duringthoseyears,Vth andVIth developmentplanshavebeenpreparedsuchthat
plentyoflandswereto beallocatedto housingestateprojectsin themetropolitanfringe
area.
Thestructuralalterationshavebeenrealisedin theplanninginstitutionsin 1985.
DevelopmentAct numbered3194was put into executionin 1985.The authorities
pertainingtothepreparationof plan,control,implementationandapprovalshavebeen
transferredtolocalgovernmentsandthentheMetropolitanPlanningBureaushavebeen
closed.Withthisnew law, "arrangementshare"of 35%hasbeenbroughtfor social
andtechnicalinfrastructurearrangementsin thedevelopmentareaasto bewithoutany
charge.Withthisnewlaw "arrangementshare"hasincreasedupto 35%.But, it still is
regardedtobeinsufficient.
Theotherimportantdimensionof the law is theprohibitionof a sharedsale.
Becauseit affectstheexistingor plannedland-ownershipatternandthe changesin
ownershipprocesswithin the metropolitanfringe area.It is also beneficialfor the
implementationof physicalplanningdecisions.But in thelandmarket,theemergence
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ofsharedsalehascausedtheillegalsale(certifiedsale)thatin turnentailedthewill to
increaseespeciallythe constructionof illegal housingthis occurred.Becauseof the
demandforsmallerplots.24
The new law gave pemnSSlOnto the settlementswhich do not have any
developmentplanfor subdivisionandconstructionin themetropolitanareaor in the
urban-ruralfringe.
Thedifferentpoliciesconcernedto usageof publiclands,havecausedthesaleof
publiclandsto the owners of the dwelling being certificatedby the new law
(15.10.1989).As announcedinthenewspapers.An areaof 2846hahasbeenputonsale
andin returnamountingup to 140000land certificates.The researchists,local
administrationsa dtheprofessionchambershavereactedto suchan implementation.
Thepoliciesfor public landskept their continuousnessin 1990'sas to parallelthe
privatisationpolicies.National Real Estatedirectoriesput forwardthe sale of the
treasurylandsbymeansof newspaperadvertisementssince1990till today.24
Paralleltothesepoliciesanewalterationhasbeenproposedin 1993.According
tothesedecisionsand legislativeenforcement,the planning and implementation
authorityhasbeen transferredfromlargercity municipalitiesto landoffice.By virtue
ofthisnewimplementation,thelandofficehasbeenauthorisedtopreparealterationsof
thexistingplanandto preparethedevelopmentplanof realestatesbelongingto public
enterprisesand the treasury.But today all authorityhas been passedonto the
municipalitiescompletely.
Firstof all, thenecessityfor landandfor thetechnicalandsocialinfrastructure
havetobeaccomplishedandtheimplementationsprogramshaveto beprepared.The
consumptionof theexistingpublic landhasan adverseeffecton thedevelopmentof
cities.Mostof the sold public land have beenexpropriatedonce again.For these
expropriations,higherpriceswere to be paid. Most of the public landshavebeen
utilisedinthismannerin themetropolitanurbanfringesarea.So,It canberevealedthat
it basaffectedeverytypetransformationprocessdirectly.
As a resultof the planningand urbanland policies m our countryand in
metropolitanurbanfringes,the sub-hypothesisconcernedwith the land-ownership
transformationprocessand relationshipbetweenthis processand land-use,is that
physicalplanningin themetropolitanurbanfringeandurbandevelopmentareashave
constitutedanecessarybasisfor thisstudyandthishypothesiswill beexplainedfurther
inthefollowingchapter.
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CHAPTER V
THE LAND-OWNERSIllP TRANSFORMATION PROCESS IN
METROPOLITAN FRINGE AREAS - SUB-HYPOTHESIS
CONCERNING THE RELATIONSIDP BETWEEN LAND-USE,
PHYSICAL PLANNING AND LAND-OWNERSIDP
The aim of this study is to makea researchon land-ownertransformation
processin metropolitanfringe areas.Relationshipwill be analysedbetweenthis
transformationprocess,andtheexistingland-usepatternandplanningprocess.
Thereare strongrelationshipsbetweenland-ownershippattern,land-useand
physicalplanning.All threefactorshavebeenaffectedby the social and economic
structure.In themetropolitanisationprocess,thefringeareasaresubjecto anincessant
changedue to time. These changespertainto the social, economicand physical
structureofthecity.Someotherkindof changeontheotherhandtakeplacein theland-
ownershippattern.Most landshavechangedownersandbeensolduntiltoday.
Thesub-hypothesishasbeenfosteredwith respecto thegeneralcharacteristics
ofthemetropolitanisationprocessin cities,thechangetakeingplacein thesettlements
whichwerelocatedatthefringeareas,theresearchesheldin Tiirkiye,theplanningand
urbanlandpolicieswithin the metropolitanisationprocessof Tiirkiye and the land-
ownershiptransformationprocess,all in thispart.
In thischapter,firstof all the land-ownershipwill bediscussedandthefactors
relatedto land-ownershipwill be determinedand defined. Following this, the
developmentprocessof land-ownershipwill beanalysed.
5.1. THE VARIABLES RELATED TO FORMATION AND DEFINA TION OF
LAND-OWNERSHIPPATTERN
5.1.1.THE LAND PHENOMENON
Thelandcannotbeproduced.Land is unlikemostothercommoditiesinvolved
intheproductionprocess,becauseit possessesa numberof unusualandcomplexof
whichonescharacteristics;themostimportantareoutlinedbelow.
\. FixedSupply:In general,landis consideredto havea fixedsupplybecausenomor'
landcanbe created.Thereare,however,importantqualificationswherereclamation
landscanbeaddedto thetotalstock,wheregreaterintensityof usecan increasethe
effectivesupplyandwheretheamountavailablecanlocallybe increasedif landowners
bringmoretothemarketin caseurbandevelopmentis allowedto spreadoutwardsonto
agriculturalorotherland.
2. Nocostof supply:In anabsolutesense,landcanbeconsideredasa"gift of nature"
withnocostof creation,exceptfor rarecasesof thereclamationof landfromthesea.In
reality,of course,there exist costs of providing for infrastructure,development,
improvementa dotherinputstobeconsidered.
3. Unique/ irreplaceable:Eachplotof landis uniqueintermsof size,configuration,
physicalcharacteristicsandlocation.For thisreason,no plotcanbeexactlyreplacedby
another.
4. Immobile:Landispermanentandcannotbemoved,althougha limiteddegreeof
flexibilitycanbeachievedthroughthesubstitutionof transportcosts.
5. Permanence:Landis uniquelypermanent.It maybealteredordamagedandit may
besubjecttothelawof diminishingreturnsfor a particularformof development,butin
theurbancontextit isgenerallyindestructible.32
As a resultof thesebasiccharacteristics,togetherwith the legal, social and
policyalstructureswhichdifferentsocietieshavedeveloped,theuseandownershipof
landinvolvesanenormouslycomplexpackageof interests,rightsandoccupancy.Some
ofwhathappensto landdependsupon the decisionsand actionsof the ownersor
occupies,butmuchis alsodeterminedby theactiontakenby adjacentownersandthe
broadersociety.Finally,a numberof unpredictable,non economicfactors,including
prestige,symbolismandsocialvaluesneedtobeenteredintotheequation.32
Thelandis separatedinto two parts.One of themis urbanand the other is
agricultural(rural)land.The urbanlandis locatedin cityandsmallertownandit was
arrangedforconstructionandit hasa social-economicandphysicalinfrastructure.The
urbanlandissubdividedandtransferredintoplots.
Land-ownershipis importantwithregardtotheanunderstandingof land-useand
development,no leastbecauseof thevexedrelationshipbetweentheprivateandpublic
Bettorsandowingto thebehaviourof land-owners,astheyareprofitmaximisers,this
IIOfoundlyaffectstheurbandevelopmentpattern.Thenotionof land-ownershipis not
merelyanissueof arcanelegaldebate;it hasimplicationsof greatimportancefor urban
elopment,whichcanbesummarisedasfollowsby Kivell;
1. Thesizeandconfigurationofland holdingsprofoundlyaffecturbanmorphology.
Thelayoutandscaleof urbandevelopmentowesmuchto thenatureof originalland-
ownershipboundaries,andthereconstructionof extensivelydamagedor blightedareas
isoftenconstrainedbytheoriginalpatternof plotownership.
2.Thetiming of landsalesinfluencethenatureof urbandevelopment.In particular,
thismayreflect thecontemporarytechnologyandeconomicdriving forcestogether
witharchitecturalndplanningstyles.Railwayerahousing,for example,differsfrom
thatof the nineteenthcenturyand is very different from its twentiethcentury
counterpart.
3.Land-ownershipconferspower,indeeduntilthemideighteenthcenturyin England.It
wastheverycornerstoneof powerandthebig landownerswerethe economicand
politicalleadersof society.
4. Land-ownersmay exert considerableinfluence over urban planning policies,
especiallyif theyact in concert.This comesaboutthroughtheirdecisionson whether,
orwhen,toselllandandparticipatein differentkindsof development.
Adamset.al. (1988)hasidentifiedan importantdistinctionbetweenactiveand
passiveland-ownershipand the way in which this has affecteddevelopment.In
addition,land-ownershaveinfluenceover thepreparationand executionof land-use
plans.
5.Land-ownershipis an integralpartof bothnationalandlocaleconomiesandit canbe
seenasa partof therelationshipbetweentheproductionsectorandtheconsumption
sector.The formersectorviews land as a commodityand comprisesdevelopers,
togetherwithformersandspeculativeowners,whosemaininterestis to maximisethe
exchargevalueof theland.The lattersectorconsistsof those,whooccupylandfor a
specificpurpose,e.g. industrialists,retail and office companies,home ownersand
farmerswhosemaininterestis tomaxirnisetheusevalueof theland.
6.Finally,aconsiderationof land-ownershipis importantfor whatit revealsaboutthe
natureofsociety,giventhatownershipis a socialconstruct.32
Land-ownershipis separatedinto two parts. One of them IS private land-
ownership,theotheris public land-ownership.At the sametime, the privateland-
ownershipisfurtherseparatedasprivatetitledeedandsharedtitledeedplots.
Theprivatepropertyrightsarelimitedby theexclusionof certainsocialgroups
from ownership,restrictionson theuseanddevelopmentof landaccordingto planning
orzoninglaws,andtaxationof landbythestate.32
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The structureof privateownershipis complicated,becausethereare many
differentformsit maytakeandbecause,in theprocessof urbandevelopment,landmay
passthroughmanyhands.Theprivatelandownershiphascausedlandspeculation.The
peoplebuylandandhavecontroloverland,sothelandvalueincreases.For thatreason,
thelandsareleft as vacant.The sourceof the speculationis unearnedincome.The
privateland-ownershiphascauseda lotof problems;
1.Theproblemsin termsof urbanplanningandurbandevelopment;the aim of the
unearnedincomeaffectsthe developmentand growth directionof city, population
density,and land-useas a negation.In this way, the implementationof planning
decisionsbecomevery difficult and sometimesevenimpossible.Someof land has
remainedasvacantfor unearnedincomeandthe landvalueshaveincreasedin time.
Hence,thenewurbanservices,especiallytheresidentialareas,arelocatedaroundthe
city.Inthisway,thecostsof theurbanservicesandinfrastructureincrease.
2.Theproblemsin termsof socialandeconomicstructure;Theprivateland-ownership
haseffectsin termsof thesocialandeconomicstructure.The fertileagriculturaland
hasbeentransferredintourbanland.Besidesprivatelands,thepubliclandshavebeen
transferredinto urban land, too. The private land results in unbalancedincome
distributionwithinthe societyand than the class differentiationincreases.The big
landownersal ohaveproliferated..
3. Thepoliticalandethnicalproblems;The classificationaldifferentiationincrease,33
whiletheincomedistributionis notjust!Thepeoplewhocausethelandspeculation,are
ownerswithhigherincomes.In time, speculatorshavebecomeinfluentialin urban
planningmorethananyothergroup.The landspeculationhasbecomevalid for the
existingareaaswell. Someareashavebeentransferredinto the new usageor the
numberof storiesthen get increasefor buildings. So the existingbuildings get
demolishedin a shortperiodof time.The increaseof thelandvaluealsoresultin the
useof thewhole land. For this reason, infrastructurefacilities remain in to be
insufficient.34
If theresultsof the private land ownershipby architectureorganizationill
Ankaraareclassifiedit cabbemonitoredasfollows;
1.Theprivateland-ownershipslowsdownthecountry'sdevelopment,
2.Theincomesaredistributedina mannerastoopposethe,
3. Theprivateland-ownershipcausesfor improperallocationof resources,
4. Itresultsinunsystematicurbanisation35
45
5.1.2.THE PLOT SUBDIVISIONS
Oneof themostimportantproblemsis subdivision.The subdivisionmay be
definedasfollows:Any land,orportionthereof,shownonthelastprecedingtaxrolls as
aunitorascontiguousunits,whichis dividedfor purposesof sale,eitherimmediateor
future,by any subdividerinto morethanone parcelswithin anyone year shall be
consideredto bea subdivisionandrequiresthefiling of a mapfor theapprovalof the
planningcommissionandthelegislativebody.36
Thelandvaluehaveespecially,increasedin the 19thcentury,duringwhichthe
capitalismandurbanisation,havealsorisenupsuchthatthebigplotshavebeenbought
and ividedintopartsandthentheplotpartshavebeensoldagainwiththeparcellation,
causinglandspeculationto beaugmentedaswell increased.This situationhasincreased
laterin20thcenturyin Turkey.37
5.1.3.SHARED SELLINGS
Theothermostimportantproblemis shared-sale.The sharedsale has caused
manyproblemsintime.Theplanningprocesseshaveparticularlybeenaffectedbythis
sale,andbytheDevelopmentAct numbered3194,thesharedsalehasbeenprohibited
exceptforsomeprivateconditionsasfollows;
• Thosesharedregistrationproceduresof shared title deeds passmg through
inheritances,
• Thosesharesemergingas jointly ownedparcelsto be registeredas a resultof
implementationsdependingonthereconstructionlaw,(DevelopmentAct numbered
3194),
• Thosesharingsa theresultantof rightsto own flatsin a singlebuildingdepending
ontheLawofFlatOwnership,
• Thosesharingsubjecto usages uchasagricultureandanimalhusbandry,tourism,
industryandwarehousing,
• Thesharingsexistingas the resultsof salesby meansof executionsthrough
legislativeobligations
• Sharingsdependinguponthejurisdictionof acourt,
111'\\1R YUKStK Tt~NOlO}i.t~SliTOSOI REKTORlUGU
Vi,rnn~"neve OokOmontosyonOoire B~ 46
• Thosesharings,which haveto be registeredwithoutprovidinganypossibilityfor
furthersubdivisionandemergingfromsaleasapriorievents,38
Today,thefraudulentsharedsalecontinueinthecities.Especially,in thelast
yearsthesalewhichis madeby voucherhasincreased.Oneof themoststatedreasons,
isthathesesalesareunlicensedconstruction.Thesesaleshaveoccurredin thefringe
areasandtoday,it continueson and for thatreason,planningprocessis adversely
affectedbythesesales.
5.1.4. PUBLIC LANDS
Public land-ownershiphas traditionallybeenjustified for reasonsof ''the
commongood"or ''thepublicinterest".More specifically,a largenumberof individual
advantageshavebeenclaimedfor thetakingof landintopublicownership,especially
duringurbandevelopment.Effectively,thesecan be condensedon the threemain
arguments;planningefficiency,fiscalandsocialequityandtheprovisionof services.502
Theargumentthatpubliclandownershipcanbeusedto achievefmancialand
socialequitycanbeputforwardata numberof differentlevels.At thebroadestlevelit
canbeadvancedas a part of the processof wealthredistribution.The public land-
ownershipis not strictlynecessaryin orderto recoverenhancedlandvaluesfor the
community,thiscanbeachievedthroughbettermentleviesor taxes.Theotherargument
infavourof takinglandintopublicownershipis thatit is necessaryin orderto allow
publicbodies,especiallylocal authorities,to performtheirprimarytasksof providing
houses,schools,hospitals,roadsandothercommunityservices.32
Thepublicland-ownershipis also importantfor collectiveuse. Becausethe
scarcityof landis lessfor theseusages.This factoraffectsthelandanddwellingneeds
oflowincomegroups.Anotherimportantproblemis privatisation.Today,plentyof
land,whichbelongtopublicinstitutions,getprivatised.Theamnestylaw is particularly
importantforprivatisation.Sincepeoplehaveconstructedtheir dwellingson public
lands,theselandsare privatisedfor thesepeopleby government.As a result of
privatisation,plentyof plotshavebeensold by public institutions.By this way, the
amountofpubliclandshavedecreased.On accountof this,mostof theprivatisedlands
willinthefuturebeexpropriatedagainforpublicservices.
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5.2. THE SUB-HYPOTHESIS IN TERMS OF LAND-OWNERSHIP
TRANSFORMATION PROCESS
Theresearchdealswiththegeneralcharacteristicsof metropolitanisationprocess
inTurkeyand thisprocesshasbeensearchedin theinitialchapter.Thechangestaking
placethesettlementsof fringeareashavebeensearchedwithinthisprocess,too.At the
sametime,urbanlandpoliciesandthecplanningprocesswill be consideredand the
resultoftheseprocesseswill beusedin fosteringsub-hypothesis;
In thefirstphasesof themetropolitanisationprocessof largercitiesin Turkey,
thoseresultscanbeobservedinthefringeduringRepublicanPeriod;
1. Publiclandpotentialis higherbecausethegeneralcharacteristicoflandpoliciesand
lowerlanddemand;
2. Land-ownershipis polarisedduetothegeneralcharacteristicsof theagricultural
structureofcountry;
3. Thelargeplotshavebeensubdividedandtheyhavebegunto soldin time.So, land
marketgetsmotivated;
4. Saleofthesubdividedplotshaveincreased.At thesametime,thenumberof shared
titledeedplotshavealsoincreasedbeforetheAct numbered3194;
S. Asaresultof thesesales,thepopulationhasincreasedwithimmigration,butthis
increaseismuchmorethanthecitycentre;
6. At thesametime, land-ownershipcharacteristicshave changedand big land-
ownershiphappenedto be decrease and therethe small land-ownershiphave
increased.
7. Theprivatisationandexpropriationhaveincreasedbythetime.
5.3.THE SUB-HYPOTHESIS RELATED TO LAND-OWNERSHIP PATTERN,
LAND-USEAND PHYSICAL PLANNING
Thereexistrelationsbetweenland-ownership,land-useandphysicalplanning.
Followingarethosehypothesesrelatedto land-ownership,land-useand physical
planning;
• Comprehensiveplanning phenomenonhave occurredvery latefor metropolitan
cities,andactionsare not continual.Metropolitan city administrationchanges
frequently.Owingto this,thephysicaldevelopmentcannotbe inspectedin thefringe
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areas.All of theseareashavedevelopedin an unexpectedmanner.For this reason,
technicalndsocial infrastructuresarenotsufficientin theseareas.
• Thevillagepatternhavetakenplace in subdividedplots and were soldasto be
shared.Becausethesmallplotscanbesold easily.This newpatternwasvalid in areas
surroundingtheexistingpatternor developedsettlementas leapfrog.Thus,therehave
beenvacantareasbetweenexistingpatternandleapfrogdevelopedareas.
• Inthephysicalplanningprocess,the rapid changingownershiphasemergedasto
accondthespeculativeaimsin theurbandevelopmentareasof centralcity.
• Thenewand bigland-ownersacceleratephysicalplanningprocess.Becausethey
havebegunto makelocaliseddevelopmentplans.Theaimof thisplanningprocessesis
basedonspeculativexpectations.
• All publiclandsare especially,plannedfor purposesof collectiveservIces;on
theotherhand,theprivatelandsareplannedasresidentialareas,commerce tc.All of
theseareasareinhighdensitiesandonly35%of theirlandsareleftforpublicuses.
• Theexistingpatternhasbeendevelopedas outof order.The physicalplanning
decisionshadto betakenup with existingland-useandland-ownershipattern,which
haveoccureda resultof the subdivisions.So, highercostshad to be paid for the
implementationof thesedevelopmentplans.
• Theformedland-ownershipatternandland-useobstructhedevelopmentwhichis
planned.
Thetransformationprocessin thefringeareaswill be furtherinvestigatedin a
casestudyareaof Ayrancl1arMunicipality.
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CHAPTER VI
ANALYSISOF THE RELATIONS BETWEEN TRANSFORMATIONS
INLANDOWNERSIllP, LANDUSE AND PHYSICAL PLANNING
PROCESS IN THE CASE STUDY AREA
Thequestionswhich aretriedto be answeredin this studyaresummarisedin the
initialchapters.All thesequestionsfocuson thetransformationof land-ownershipattern
intheurbanfringe area, with regardto land-useand physical planningprocesses.
Hypothesesr latedto theseproblemsand literaturesurveyarealso the subjects of the
previouschapters.
Inthischapter,thesehypotheseswill be testedvia dataprovidedby thecasestudy
area.Thecasestudyareais Municipalityof Ayrancl1ar.It is locatedatthesouthof izmir
andwithintheboundariesof thesub-provinceofTorbalI.
Ayrancl1aristhefirsturbansettlementatthesouthernfringeofizmir. At thewestof
thestudyarea;thereexist Adnan MenderesAirport, Tahtall Dam protectionbasin
boundaryandKIsIkkoy- Aegeanindustrialtradeexportcenter.Besides,in thearea,there
arenewco-operativeareas(Egekent4, U9pmaretc.)andsmallscaleindustrialestatesand
agriculturallandswhichhavehighfertility.At thesametime,theareais locatedalongthe
importanttransportationaxeslike highway,motor-way,railwayandairport.Thesettlement
stilldevelopsrapidlyandincludesa numberof urbanfunctionon onehandandimportant
agricultural,ruralfunctionsontheother.
Atfirst,thestudyareawill beanalysedin relationto izmir andthenthiswill result
indescriptionsfallaspects.
6.1.SITE AND GENERAL CHARACTERISTICS OF THE CASE
STUDY AREA IN iZMiR
izmiris thebiggestandthemostimportantcityof theAegeanRegion.Being the
thirdlargestcity of Turkey, commercialand industrialactivitiesof izmir are quite
developed.Thecitycontrolsmostoftheregion.
Torbahhasfacedanindustrialdevelopmentduringthelastfewyears,especially,as
oneofthemaingrowthpolesof Turkey.Thereappearsglobal investmentsof tobaccoand
automotivendustrialsectorsin Torbab.The increasein the level of urbanisationand
developmentsi residentialareascontinuebutthesubprovincestill dependsonthecentral
cityintennsof itscommercialfacilities.
Theboundaryof theadjacentareaof izmir (izmir miicaviralan sIDm)is located
betweenizmir-TorbabandextendsoverKIsIkkoy in thesouthernaxis.Insustriesin small
scaleshavedeveloped,especially,in the southaxis. There are small scale industrial
locationsi AyrancI1ar,KU~9uburun,Yazlba~l,KlSlkkoy andTorbah.The distanceof the
industrialunitsto izmir is 40km.Most of themarenotorganised.The areais still under
constructioninTorbab.
Duringthelastyears,ashousingestateareashavegrownin AyrancI1ar,Oglananasl,
Develi,TekelikoyandPancar,thesesettlementshavegrownmorerapidly.
izmir-Torbahaxis has more importanttransportation facilities, like highway,
railway,highway,or airway.At thesametime,therearefertileagriculturalandsaround
thisarea.
AyrancI1artakesplace in the southof izmir MetropolitanCity and in between
Torbah-izmir.It is locatedontheE-24 stateway.Thedistanceof AyrancI1arto izmir is 30
kmandtoTorbah,15km.It is a municipalitywhichdependsonTorbab.It is locatedalong
Denizli-Aydm-izmirain-road.Tahtah Dam protectionboundaryis at the east of
Ayrancllarandthatoverlapswith theboundary.For thisreason,it is thefirst settlement,
whichhasthehighestdensityin south.Especially,housingandindustrialestatesdevelop
rapidlyinthiszone.At thesametime,in thisarea,therearefertileagriculturallands.There
alsoareimportantinvestmentslike AegeanFreeZone,KISIkkoyAegeanIndustrialTrade
ExportCenter,MenderesAirport,andTahtahDam.The distanceof Ayrancllarto izmir is
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30 kIn andcloseto theairportandtheAegeanFreeZone.The industrialconstructionsof
thenorthernandeasternaxesof izmir havereacheda saturationpoint.In AyrancIlarzone
there xistsufficientraw-materials(for agricultural,textile etc. Industry)and it has
infrastructuralpossibilitieswhich are readyto servefor the new investments.For that
reason,theareais attractiveandthespatialdevelopmentcontinuesrapidlyin thisaxis.
At lastonecansaythattheareasurroundingAyrancllarsettlementconsistsof small
scaleindustrialunits, industrialestates,wide agriculturalareas,residentialareas,an
urbanisedterrainandall kindsof transportationfacilitieswith a complicatedland-use,all
togethermeanto bean importantcasefor thecountryandmetropolitanscales.This area
alsohasa strategicimportanceas a resultof the occurrenceof differentdemandsin
differentsectors.
Landspeculationis verydensein TorbahandAyrancl1aralongthe izmir-Torbah
axis,becauseofthedevelopmentof industryandtheincreaseof population.In addition,the
growthofco-operativescontinuein a rapidmanneraswell. Therearesevenco operatives
inAyrancl1arandtheconstructionof theseco-operativescontinue.Theseco-operativescan
belistedas U9pmar,Egekent,B~ent, Bah9elievler,Ak~ioglu,Nebioglu, istikbal.
Besides,thereexisttheestablishmentof newzonesfor co-operativeareas.The growthof
industry,andincreaseof housingestatesbothresultin thedepletionof agriculturalland.
Theinitialsettlement,akeplaceatthecoreof AyrancIlaralongtheE-24 high-way.
ThisettlementreachesU9pmarco-operativeareain westof theAyrancl1ar.The Greeks
usedtolivein thisarea,priorto thearrivalof theTurkishpopulation.TheTurkishpeople
havethencometothisareaandbeenlocatedbetweenY ogurt9ularandDemircivillages.In
otherwords,locatedatAyrancIlar.TheTurkswhocamefromtheMiddleAsia, havestarted
toworkfortheGreekswhohavefor manyyearsbeenknownastherich farmers.But after
trewar,Greekshavebeenpulledoutfromthisareasuchthattheselands,whichwereleft
over,haveallbeendistributedamongtheTurkishworkers.The firstTurkishsettlement,in
thisarea,had47houses.The governmenthasdistributedtheagricultural landsto these
peopleinaratioof 5000m2perhousehold.At thesametime,therewasanareaof 45000m2
kmg,ngtoaGreekfarmerwhiletheGreekswerepulledoutfromAyrancl1ar.An areaof
2OOOOm2wasgivento Turkishandtheremaining,25000m2hasbeenleftto a Greekfarm
owner.(Thisfarmownernameis FotyadisLoi andhis wife's nameis Katarin). Because,
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inthisarea,therewasanothera farmowner,butthegovernmenthadnotwantedthefarm
ownerto livein thisarea. This farmownerhadnotwantedto leaveAyrancI1areither.As
theGreeknamedFotyadishadmadea compromisewith thegovernment,theotherGreek
hadto leaveAyrancllar.For that reasonthe governmenthas given 25000m2land to
FotyadisandthenthisGreekhasdehydratedthisareaneartherailway.He hasguidedthe
watertowardsSelyuk.He hasusedthislandasagriculturalfield for 2-3yearsandthenhas
giventheareato sugar factory.As 5000m2 of land has been expropriatedby the
governmentthisareawasthengivento treasury.Half of theremaininglandwasgivento
theSocietyfortheProtectionof Children.He haslefttheotherhalfto hisdaughters.
Thepeoplewho were settledin this area for manyyearshave appliedto the
governmentin 1942to gettitledeed.Oneyearlater,on thefirstof July, 1943,plotshave
beenspecifiedandlandhasbeendesignatedbythegovernmentfor andthenmeasurements
havebeencompleted.But peoplehadto betenuresfor thefirsttenyearsandafterthat,in
1954thetitledeedsof thelandswereto begivento thesepeople.As thegovernmenthas
putanobstructionfor saleof theselandsthepeoplehavesettledin thearea.But thefirst
registrationhasbeenmadein 1968.Settlementregistrationswerenotclearprior to 1968.
Thefirstregisteredtitledeedhastakenplacein 1968.Duringthefollowingyears,those
whohavecomefromAfyon, Denizli, andKonyahavealsosettledasworkersin thisarea
andfurther,thenewcomershavebeenencounteredfrom otherprovinces.Thesepeople
alsohavexpectedlandsfromthegovernmentandgottensettledin thisarea.TheDenizli-
Aydm-izmiraxishasproductiveand fertileagriculturallands.On accountof this, the
peoplehavecomehereas seasonalworkersand then,they have stayedpermanently.
Becauseth yhavelikedto live in thisarea.Thereasonof migration,veryrecently,is also
theterror,especiallyforthosewhocomefromtheeasternAnatolia.
Primarily,Ayrancllarusedto be anolive growingareabesidesforestry.The area
iallyreachestheroad in the north.StateWater Works organisationhaveapplied
irrigationfacilitiesfor thearea.Hence,thedemandfor theselandshaveshiftedandthey
have beentobesoldoutof purpose.Thegovernmenthasexpropriatedandhavesoldthose
IarxIs notbeingdevoidoftitle deeds.Theplotslocatedatsouthof theareaarethefirstones
eyedbeforetheinitial registrations.This first surveyinghasbeenaccomplishedby
butheinformalregistrationsbeingkeptby people,haveprovedto bequietsimilar
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tothosenewones.(In otherwords5000m2of areapercapitawasshared.The landtowards
thesouthofthearea,still is usedasafield.)
However,thedevelopmentof industryattheareahascausedthesuddenincreaseof
housings,whichhas endedwith the depletionof agriculturallands.In particular,the
industrialreas,havebeenbuilt on the first and seconddegreeof agriculturalzones..
(demolishedolive yardsand peachgardens).As a first attempt,the developmentof
industriesontheselandshavebeenprohibitedbut aftera while,thispolicyhasbeenleft
over.It isthatareaturnedoutto beanindustrialcenterof Ayrancl1ar.
Therapidpopulationgrowthin Ayrancl1arhaselevatedincreasedthedemandfor
housingestates.The populationgrowthin AyrancI1arhas continuedrapidlysince1955
untiltoday.
Table6.1.Distributionof totalpopulationby years
YEARS POPULATION OFPOPULATION OF
AYRANCILAR
TO RSAL!
1950
57630309
1955
6843 72
60
1 2370275594 76
7
6503 12241 2
8
14 429 3
9
471 2
1997
6 279 6
The reasonof rapidpopulationincreaseis theassuranceof cheaplandandclosenessto
Imrir.Anotherfactoris theabundancein workpossibilities.Thereexistlabourpossibilities
bothinagricultural(therearebig land-ownerswho needseasonalagriculturalworkers.In
thiswaytheyplantandcuttheirlands)and industrialsectors.Infrastructureof thisareais
U establishedandtheirgreenareasandwateris sufficient.So,therearenewdemands.
AyrancI1arhasbecomea municipalityin 1991.The first masterplan has been
JI'ePlU'edin1992andanareaof 705hahasbeenavailedfor development.This ratewas
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1806ha in 1996.Furthermore,an areaof has also beenavailedfor development.The
majorityof thelandsin theareahavebeenprovidedfor residentialpurposes.In 1992,there
were205haof residentialarea,buttheareahasreached1198.6hain 1996.In otherwords,
anareaof 993.6hahasbeenavailedfor furtherdevelopmentasresidentialareas.On the
otherhandthereis a demandto makethenortheasternpartof AyranclIaravailablefor
development.Thesedemandscorrespondto a housingdevelopmentof triplexandduplex
houses.Because,bythisimplementationpolicymoreopenspaceswereintendedto bekept
dueto lackof public budgetingpossibilitiesare the land availabilitydevelopment.In
1992,theindustrialareawasfunctioningonlyon thenorth.In 1996thesouthof theroad
hasalsobeenoccupied.Theveryhighlandvaluesbehaveturnedouttoconstitutethemain
reasonfor sucha shift. Especiallythoselands,which locatednear theroadhavehad
toconfrontthedecreaseof demandin this sense.The demandfor industrialplots have
goewninthesouthernpartof thearea.
Table6.2.MasterPlanProposalsforLandUse(1991)
USAGES HA%
RESiDENTIAL AREAS
225,3831,96
COMMERCIAL AREAS
14,872,11
DUCATION FACILITIES
1 51 6
HEALTH NSTITUTION
,10,3
MUNI IP AL TY SERVICE AREA
4,058
R L G OUS FACIL TIE
79,25
~ IO-CU URAL FACILITIES
2, 69
URBA WORKING R AS
9 81
TOREARE S
46
AFFOREST TION AREAS
3 1244
MI ARY RE
007
GRE REAS
48,6,82
U ISM ARE
1, 2
IN US I L REAS
0,347 07
ATUR CO TION REA
,0,6
ROAD
25 5982
rrotAL
7 5 080
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Table6.3.MasterPlanDecisions(1996)
USAGES HA%
RESiDENTIAL AREAS
1198,666
COMMERCIAL AREAS
22,61
EDUCATIONFACILITIES
96 7
H ALTH NSTITUTION
6,50,1
M NICIPALITY S RVICE AREA
110,
RELIGIOUSO IO-CUL URAL FA ILITIES
,7
URB NWORKING AREAS
3
TOR ARE S
85
AFFOREST ON REAS
0 5
I A Y RE
0,1
G EE ARE S
2
T URISMA E
6,33
INDUST I AREAS
8 57
NAT LCONSERV TION AREA
,,8
ROAD
29IT
L
180600
In theexistingpattern,anareaof 727haisoccupied.Theseareasespeciallyhavebecome
denserneartheroadandatthecenterof AyrancI1ar.An areaof 47hais semi-vacant,1032
bavacant.
Table6.4.TheLandusein 1998
LAND-USE
HA%
FULLBUILDING BLOCK
72740
SEMI-VACANTBUILDING BLOCKS
473
~CANTBUILDING BLOCKS
103257
OTAL
8061 0
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After1954,thepopulationhasrisenandthisincreasehascontiniuedonsuchthatwith
theincreaseinpopulation,thelandownershiptransformationprocesshasbegun.The land-
ownershipchanging,divisionshavecontinuedandsaleof publiclandshaveincreased.This
transformationalsocontiniues.
In thisstudy,respectively,privateandpublicland-ownershipandselling,changing
ofownershipwill takeplace as transformationdimensionswithin threedecades.The
relationshipof this transformationprocesswill be studiedand the impactof land-
ownershiptransformationswill beinvestigated.
~'IZMIR YUKSfK H_KNOl~Jiwf~STiTOSO
RfKTORlUGU
Ku~phone ve Dokiimontosyon Ooire i~
59
After1954,thepopulationhasrisenandthisincreasehascontiniuedonsuchthatwith
theincreaseinpopulation,thelandownershiptransformationprocesshasbegun.The land-
ownershipchanging,divisionshavecontinuedandsaleof publiclandshaveincreased.This
transformationalsocontiniues.
In thisstudy,respectively,privateandpublicland-ownershipandselling,changing
ofownershipwill takeplace as transformationdimensionswithin threedecades.The
relationshipof this transformationprocesswill be studiedand the impactof land-
ownershiptransformationswill beinvestigated.
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.5.Distributionof'plotnumbersandplotsizein Ayrancllar
AYRANCILAR MUNICIPALITY 196819705898
(PLOT SIZE)
m'"m'"~
PRIVATE TITLE DEED PLOT SIZE
5298116715437953 1434 5686773 35116565904 1
SHARED TITLE DEED PLOT SIZE
55287488 6 21340 922 42 4873 068
PUBLIC LAND PLOT SIZE
385059747639244 8 0 09
TOTAL
6 360498 592709 2121
AYRANCILAR MUNICIPALITY 196819705898
( PLOT NUMBERS)
numbernumber
PRIVATE TITLE DEED PLOT NUMBER
6480395674272132 04
SHARED TITLE DEED PLOT NUMBER
5211 486293
PUBLIC LAND PLOT NUMBER
2446 574
TOTAL
71202 6088 9
Table 6.5.Distributionof plot sizein termsof yearsin Ayrancl1arMunicipality
TOTAL PLOTS IN AYRANCILAR MUNICIPALITY (M2)
AYRANCILAR MUNICIPALITY TOTAL AREA (M2)
1968
1970519805919 98
PRIVATE TITLE DEED NUMBER
52981167 5437953 14374545686 7 1 56 116561 901 41
SH R D TITLE D ED NUMBER
55287488 6 23 9221 742 1 48723 04 96 86 6
PUBLIC LAND NUMBER
38505934 639244 0008 647 8 954 2 9
TOTAL
6 3604953 270 0128 6
TOTAL PLOTS IN AYRANCILAR MUNICIPALITY
8000000
7000000654321
0
I ~
• PRIV ATE TITLE DEED NUMBER
• SHARED TITLE DEED NUMBER
~ PUBLIC LAND NUMBER
6.2.l.THELANDS BELONGING TO PUBLIC POSSES
ThefIrst settlementin Ayrancuarwasalongtheroadto izrnir andthedevelopment
wastowardsthenorthof area,thatis, thecenterof AyrancI1arMunicipality.Within the
AyrancllarMunicipalboundarythelandson thenorthof theroadbelongto theTreasury,
StateForestOrganizationandvillagecouncils(Ayrancllar,Yazlba~l,Yogurtyular).In time,
theseareashavebeensold.In thesesales,somelandshavebeenprivatisedandsomelands
havechangedhandswithinthepublicownership.Most of thelandsbeinggivento other
publicnstitutionsbelongedto theTreasuryandmostlandswhichhavenotbeenprivatised
werealsotheTreasurylands.Prior to theprivatisationof treasurylands,theownershiphas
shiftedfromTreasuryto AyrancI1arMunicipality.As the AyrancI1arMunicipality has
succeededto perceivetheselands,aftera whiletheyhavebeenthesellersbeingsold to
privatehands.For thatreason,in general,thepeopleapplyto theAyrancI1arMunicipality
tobuylands.However,therearesomeotherlands,whichhavebeendirectlysoldby the
treasurytoprivatepeople.But, AyrancI1arMunicipalityhasmediated,for theseareastoo.
WhiletheAyrancI1arMunicipality is devoidof any moneygottenfrom Treasury,the
incomeofthesoldlandsbelongsto AyrancI1arMunicipality.
Especially,thesesaleswere muchmorein numberbetweenyears1986and 1997.
Duringtheseyears,themost importantreasonfor thesalehasbeenthe constructionof
unlicensedbuildingsuntil 1985andthenthesebuildings havegottenconstructionpermits
after1985,dueto theAmnestyLaw no:2981,3290,3366.After theseyears,privatised
landshaveincreased,becauseof thebuildingsconstructedon treasuryandvillagelands.
Until1996,theactof salehasgoneon rapidly.After thisyear,thetreasuryhasstopped
landsale.Duringthelasttwoyearsneitheranytreasurylandhasbeensoldnoranychange
inownershipoccuredasclaimed.But,thesaleis expectedto beginagain.
Thelandswhichbelongto Ayrartcllar,Yaztba;nandYogurtyularhavebeensharedarriong
bor beenprivatised,in1990.TheseareashavepassedfromvillagecollllCiltotreasury.As,these
villagesgetseparatedfrome2Chother,theareaswhichbelongto themhavebeenpassedoverto
1reasuryownership.But,thetreasurylaterhasgiventhelandsbacktothevillages,asaresultof the
IirmOOarisenfromvillages.
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Table 6.6.Distributionof theland-ownershipandplot sizein termsof years
PUBLIC LAND-OWNERSHIP
LANDOWNERSHIP
TOTAL AREA (m-)
1998
199508768
TREASURY
283511526 93432 78 775132519 0653 5
TREASURY+PRIVATE TITLE DEED
17200480 2140004 0
FOREST
359 985 83
DAS
16-
-
AYRANCILAR
142808 5409 24
AYR NCILAR+PRIVATE ITLE DEED
15466
AYRANCILAR MUNICIPALITY+Y AZmASI MUNICIPAL!'
867.·
MUNICIPALITY+TREASURY
5143·
+PRIV ATE TITLE D ED+TREASURY
7011
YAZmASI MUNIC PALITY
13 6858 1
OGRT ULAR VILLAG COUNCIL
2297 67739·
I +YOGURTCULA VILLAGE (
695
T.C.D.D.
4
D.S L
6616 2
I.+PRIVATELANDYAZmA
I+YOlURT"' LAR 10140329 6 246 84265
AYR NCILAR+Y AZmA
I l+PRIVATE 1500140
AYRANCIL R+YAZmA
T E SURY24080-
F UN ATION
-.81181
TOTAL(M2)
4 44099907 3385
ffi
PUBLIC LANDS
3500000
• TREASURY.TREASURY+PRIV ATE TIlLE DEED3000000
IOFOREST
DTEDA$.AYR NCILAR
2500000 IE:IAYRANCILAR+PRIV ATE TIlLE DEED.A YRANCILAR MUNICIPALITY+Y AZIBA$!
MUNICIPALITYD A YRANCILAR MUNICIPALITY +TREASURY
2 I.A YRANCILA +PRIV ATE TIlLE DEED+ TREASURY
• Y AZIBA$! MUNICIPALITY
~YoG T<;:ULAR VILLAGE COUNCIL1500000
I.YAZIBA$! MUNICIPALITY +YoGURT<;:ULAR VILLAGE
C .
• T.C.D.o .
• D.S.1.1 D.S.t.+P IVATELAND
. + Y AZ BA$!+ oGURT<;:ULAR
.A YR NCILAR+ Y AZIBA$!+ YoGURT<;:ULAR+PRIV ATE
500000
IDA YRANCILAR+ Y AZIBA$I+ YoGURT<;ULAR+TREASUR
Y
FOUNDATIONI
0
I1968
~
Peopleexpectingto buytheselandshavemadeapplicationsto themunicipalities
orvillagescausingthedemandenforcementon thetreasury.After that,thelandshave
belongedto AyrancI1arMunicipality.It coversanareaof 32 ha.Actually,mostlands
arethosewhich havebeenboughtfrom thetreasury.The otherprivatisedlandsare
treasurylandsand approximately,withinanareaof 20 ha.Most saleshavebeenheld
betweentheyears1990and1997.The largestareassoldweredatedin theyears1987,
1990,1994and1997.
An areaof236 habelongingtopublichasbeenchangedhands.The mostof these
areasareprivatisedareas.Approximately,duringthe3 decadesperiod,theplotswhich
havepassedfrompublicownershiptoprivateownershipis about818,asfollows.
Distributionof theseareas:
FromAyrancI1arMunicipalitytoprivateownership
Fromtreasuryto privateownership
Fromfoundationtoprivateownership
Fromtreasury+privateownershiptoprivateownership
FromAyrancI1ar+privateownershipto privateownership
Fromthreevillagecouncil toprivateownership
FromYazlba~lMunicipalityto privateownership
----. 641plots
----.
75plots1plots
----.
23plots80 l t
----.
6 l ts
Distributionof the plot size(Privatised areas)
O-100m2
-.11plots 1001-5000m230pl ts
101-200m2
72 5 1 0m2-.17plots
201-300 2
0plots 00 1-15000m2-.1 l t
JOl-40 m2
8 150 1-5000 na2-.12plots
401-50 m2
-.63plots 500 -+plots
5 l
9
Asitcanbeseen,60percentof thesoldplotsareais beneath300~ . 78percent
oftheprivatisedplotsbelongto AyrancllarMunicipality.
Whiletheseplotswereunderpublicownership,certainpartsof themhavebeen
soldastheyweresubdividedinto lots, buttherestill were plots belongingto public
ownership.But privatisedlandshavebeensold againto the otherpeopleor public
utilities.Thecharacteristicsof theseplotshavebeenexplainedinthetable.
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Table6. 7. The sale in the public lands
~s
3V.C.~.L.3V.C qT.L.3V.C~A.M.T.L.q A M.A.M. .L.T L q P L.c:f LY qP.L.+
(m2)
(m2)( )(m2) .(m2)( )(I
1971 1973
117700
1974
99160
1978
97002300
1986
73507
1987
2 8 96 17000
1990
41 6 2
1991 9
8479794 971
94
1773771 25391181 3385 9
1995
2251445163538
1996
02 82304029
1997
660 0837968 14 80814648 4 9
1998 TOTAL
477706 8 225379 671761802 601 3350
3V.C. ~ 3 VillageCouncil (Ayrancllar, Yazlba~I, Yogurtgular)
P.L. ~ PrivateLand
T L. ~ TreasuryLand
A.M. ~ AyrancllarMunicipality
VM. ~ Yazlba~1Municipality
vQ. ~ YoOurtyularMunicipalityF ~ Forest
.L. ~ FoundationLand
T.L.+P.L.qP.L. A.M.+P.L.c:)P.L.3V.C.~.T.L. qA. . P.L.3V.C. qY.M.3V.C. qYG M.3V.C. qY. .+A.M.FN.L. ~.LTOTAL
(m2)
{m2}(m2)(m2)( ))(m2)(m2)(m2)
156
156
40100
157800
9916042
12042
73507315296419662217
217
971
331 89093
3856
46 24
2091
1 7299
52459479
1232 454126843131977867 502528
1450
7 7I40100 7852172350 43
Table6.8.Theexpropriations
YEARS PUBLIC UTILITIESNUMBERM2
Between 1981-1982
D.S.i.4767347
Betw en 7 73and19 3
TREASURY17114076
1998
FOUND TION2919
1971
. .D.140
1976and 1993
AYRANCILAR MU ICIPALITY113 8
TOTAL
7888780
THE EXPROPRIATIONS
• Between1981-
1982D.S.i.
Between1971-
1973and1993
TREASURY
01998
FOUNDATION
01971 T.C.D.D.
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Most of public landshavebeenprivatisedbetween1986and 1990,andduring
thisperiodtheoldplotshaveprimarilybeenownedbythetreasury,butafterthat,have
passedoverto AyrancilarMunicipalityandthenthemunicipalityhavesoldtheseareas
toindividiualsas to accondthe amnestylaw.As peopleconstructedtheir houseson
publiclands,theyowethanksto theamnestylawasit hassavedthemfromloosingtheir
plots.Athis time, it wasonly possiblefor peopleto buythoselandson which their
buildingswerelocated,but afterthatthe saleshaveincreasedagain,especiallyafter
1990.Butbythesameperiodof time,peoplealsohavestartedto demandfor thelands
evenonwhichtheirhouseswerenot existingat all.Buttheaimwasprofit.They have
boughtandthensoldtheplots,or haveusedthemfor otherpurposes;andasa result,
severalp otswerebeingboughtby thesamesinglepersonavailingonly onepersonto
buymanyplots.
Thereare landsof big public enterpriseswithin the boundariesof AyrancI1ar
Municipality.Thislandamounthasincreasedunti11990.However;mostlandshavebeen
privatised.(especially,afterthe 1985).Because,until1990,alllandsin the registration
border,hadnotregisteredto theregisterof title deeds.Thetitle deedregistrationhas
beencompletedin 1990.Furthermore,sold lands have been subdivided and
privatised.Thelandswhichhavebeentransferredintopublicownershipwerebigareas.
Besides,thereareprivatisedlandswhichhavebeenexpropriatedbefore.A partof
theexpropriatedland,had fIrstly beenprivatisedand then againexpropriated.For
examplethe2nd and5nd plotswerein the2220dbuildingblock.Theseplotshavebeen
privatisedin 1986andthenagainbeenexpropriatedin 1993.Therealsoareprivatised
landswhichhavebeenexpropriatedbeforetheprivatisation.Forexample,9nd Plot is in
the36200 buildingblock.A total of 78 plots with 188780m2 m area has been
expropriated.Allof thesesalesandsizeof areahavebeendefmedintable6.7.
6.2.2.PLOTS IN PRIVATE LANDOWNERSHIP
Duringthefirstcadastralsurveyin 1968,93percentof plotswerein privateland-
ownershipinAyrancI1arMunicipality.85percentof privatelandownershipwasprivate
titledeed,7percentof privateland-ownershipwassharedtitledeed.Totalprivateland
was584.6ha.Privatelandsweremorein amountthanpublic ownedlands,Sinceall
plotshavenotbeenregistratedin thecadastralsurvey.But afterthisyear,privatelands
takeplaceinAyrancI1arMunicipality.The ratioof largenessof sharedandprivatetitle
l\gedhavechangedin time.Betweentheyears1968-1975,therewas an increasein the
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sharedand privatetitle deed lands.But,betweenthe years 1980-1990therewas a
decreasein theprivatetitledeedland,however,sharedtitledeedlandshaveincreased.
Privatetitledeedlandsbetween1968-1975were753.4ha,while thesharedtitle deed
landswere134ha.Between1980-1990privatetitledeedlandswere651,1ha,andshared
titledeedlandswere231ha.Between1995-1998,thesizeof sharedtitledeedlandshas
increasedandbecame244,8ha.In thesameyears,therehasbeenanincreasein private
titledeedlands.In1998,privatetitledeedlandswere682,2ha,andco-operativelands
were32,2hain area.Between1971-1998,theexpropriationshavemadebothprivatetitle
deedlandandalsosharedtitledeed.
Characteristicsandthechangeof theprivateandsharedtitledeedslandsin time
willbeconsideredinanorder.
6.2.2.l.PRIVATE TITLE DEED PLOTS IN THE PRIV ATE LAND-
OWNERSHIP
Bythefirstcadastralsurveyin 1968,it wasunderstoodthatthenumberof private
titledeedlandswere646,numberof sharedtitle deedlandswere52andpublic lands
were24.Therewerea totalof712 plots.In 1998numberof privatetitledeedland2704,
numberof sharedtitledeedlandswere322andpubliclandwere843andso therewere
total3869plots.
In thefIrstcadastralsurvey,131plot of 646privatetitledeedplots (21%) were
belowthe1000m2.Inthe1998,1923plotof the2704privatetitledeedplots(71%)were
belowthe1OOOm2•This rateincreasedin time.
Theseparcellationshavebeenrealisedbeforethe firstcadastralsurvey.But it is
notpossibleto specifYin which yeartheseeventstook place.Theseparcellationsare
gridinshapeandit becameveryregular.Especially,southof thearea(southof the
road)haveverybig lands.At the sametime, parcellationis more well-arranged.
Because,fIrstparcellationhadbeenconstitutedbypeople.For thatreason,landsdivided
moreregular,andthenthisparcellationoperationwasmadefromthe airandthey were
usedin registeringthetitledeeds.This parcellationis samewiththeparcellationof the
people.Thegreatpartof theprivatetitledeedlandsarein southof thearea.In thenorth
ofthearea,mostlandsbelongto public land-ownership.Most theseareasbelongto
treasuryandforestadministration.
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In thecadastralsurvey,independentplotnumbershavebeengivento theseplots.
Atthesameyeartherewere646privatetitledeedplot,howevertheplotwhichbelongto
376personoccur in the deed.Inother words;Therewere plots which has larger
sulxlivisionand then someof the plots were bought.Intime,plotssectionbecame
small.Sometimes,it was possibleto meetwith plots which were less than 200m2.
Especially,duringthe privatisationyears,this operationincreased.Plotswere divided
intosmallparts and sold.Theseplots were sold again by the time,theychanged
ownershipcontinuously,andtheyweresoldso manytimes.Actually,weknowthesesale
werebeforethe fIrst cadastralsurvey(l968).Butthey do not haveany information
relatedto the datesand buyers.All thesedetailswere providedthe state'sdeed
administration.
Especially,after1980plotswhicharebelow 1000m2werestartedto increase.
Themostplotswerelargerin size,andthesehasbeendividedintosmallpartsandthen
weresold.Peoplewho havebigplots,in time,haddividedinto smallpartstheirplots
andsoldorpeoplewho inheriteda suchplots,sharedthemcausingthe co-existenceof
sosmallerplotsbecame.Andthentheseplotschangedownership.Asfor theplotnumber
was134in 1968,thisnumberis 1923in 1998.Thereareeffectsof theexpropriationfor
subdivisions,Manysmallplotsexpropriatedandthensmallplotsincreased.
The Numberof Ownership And Distribution of The Land Size In The Private
TitleDeedLands,
In thefIrstcadastralsurveyyear,totalprivatetitle deedplot sizewas 584,6ha.
Butinthisyear,parcellationswerenotcompletedall plotsin cadastralsurveyboarder.
Thisoperationwascompletedin 1990.
Landownernumbersof theseplots,plot sizewhichconstitutetheownerof these
lands,changingintimewill beexplainedinthissection.
In theAyrancl1arMunicipality,if thelandswhich is theprivatetitledeedplots,
aresearched,thosedatawill beseenin 1968.Thereare529,8haprivatetitledeedplots
intotalandthisareabelongto 367differentpersons.But 54percentof thisareacovered
by plotsbelowthe 10000m2each.Theplot size which is below the 10000m2is 91
ba.Thiswas17percentof theprivatetitledeedlands.In otherwords,landsizewhich
constitutes54percentofland ownersweretheownerof83 percentof therest.
Numberofthelandownershavingparcelsabovethe10000m2is 152and292ha.
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Numberof the landownerswho haveplotsabovethe50000m2 is 10and63 ha. This
sizeconstitutes12percentof thelandwhichhas privatetitledeed.Numberof thelandowner
whichasabovethe 10000m2is 5 and83 ha.Thissizeconstitute16percentof privatetitle
deedland.In otherwords,28percentof theareabelongtothe15person.
Thecadastralsurveyin 1968doesnotgiveabsoluteresult.Because,themajorityofthe
plotwerenotdeterminedyet.
In 1970,especially,the numberand sizes of the plots decreasedill the first
group.Because,in thatyearonlytheplotsabove1000am2weresurveyed.
Atthesametime,onlyonepersonwhichhasplotbelowthe10000m2boughtplotswhichare
belowthe10000m2,andsoplotsizeincreasedabovethe10000m2•In thisyear,numberof the
landownerswho hasplot belowthe 10000m2 is 193.Asfor personnumberwhichhasplot
abovethe10000m2was 197.Plot sizewhichbelongto 16personwasabove50000m2•Plot
sizeof9personwasabove100000m2, andsothereweredecreasein plotswhicharebelow
the10000m2.Inthisyear,landownernumberwas415,in 1971was431,in 1980was445,in
1985was456,in 1990was503,in 1995was 1106andin 1998was 1322.Especially,after
1990thereisanincreasein theplotnumbers.Themostimportantreasonof thisincreaseis the
increaseofparcellationwhichendedupwiththesub-divisionof lands.After 1990,thereis an
increaseof plotswhicharebelowthe 500m2.Consequently,in 1998thereare 1125plots
belowthe10000m2. The rateof land-ownershipis 85% in total.Numberof landowners
increasedby900personandplotsizeincreasedby 92ha.Inotherwords,approximately,there
are1000m2landforeachperson.Thenewcadastralsurveyaffectthisrate.Butplotsizeis 25
percentof hetotal.Thus,therateof thelandownerswereincreasedbutthelandsizewerenot
increasedasaparallelto land-owners.Thereis alsoanincreasein theamountof plotsize.Plot
sizeusedto increaseuntil1985.Becausetheprivatisationanddeterminationof theplotwere
notsettled.Butin the1985,therehappeneda decreasein plot sizes.Because,expropriations
werespeciallymore in 1982.After1990there is an increaseagain.Because,the plots
determinedan privatisedplotshaveincreasedin 1990.Especially,therewerean increasein
pklt numbersbelowthe10000m2.Because,duringtheseyears,plotshadbeensub-dividedand
weresold.
In1968,529haareawereraised682haareain 1998.Themostimportanteffectof this
Measewasonthelandownerswhohadplotsbelowthe10000m2.Thereis anincreaseof 91
haincrease.Becauseprivatisedland,is generallybelowthe10000m2•Approximately,110ha
privatisedorlandownerswhichhavegreaterlandshavesub-dividedand soldtheirlands.
Inallof theseexamples,therearelandspeculationson vacantplotswhic» had been
. ttoparcellation.
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ibutionof"theprivateland-o••••••ershipandplotsizein termsa'-years
PRIVATE LANDOWNERSHIP
LANDOWNERSHIP
TOTAL AREA (M~)
1998
199508768
SHARED TITLE DEED
244866623 19581 4291 8742 744 89288 69255 74
PRIVATE ITLE D ED
682298168 6067 31357 54563 332 1
COOPERATIV
3221606 2-
--
TOTAL (M2)
95938079 7 18 00 0
PRIV ATE LANDS
8000000
7000000654321 0
'-.]'
1998
199508768
"" • SHARED TITLE DEED
• PRIVATE TITLE DEED
COOPERATIVE
6.2.2.2.SHAREDTITLE DEED PLOTS IN PRIVATE TITLE DEED
Sharedtitle deed land-ownershipis the biggestproblemwith regardsto the
planningpractice.Especially,increaseof salecreatedmoreproblems.The increasewas
morein thebig cities.Many, implementationof developmentplanshavebeenhave
beenfacedwith enormousproblems.At thesametime, illegalbuildingsincreaseand
thendevelopmentactnumbered3194putontoactionandthensharedsaleabandoned.
Todayexistingsharedtitledeedplotssell.
In AyrancllarMunicipality,thereweresharedsale.Especially,betweentheyears
1980-1990thesesale increasedmorewithintheregistrationboarder,thesizeof shared
titledeedplot was 58,5ha in 1968.The numberof sharedtitle deedplots were 52.
Sharedtitledeedplotshave9% sharein 623haintheregistrationborderof village.
By theendof fIrst registrationyear,distributionof thesharedtitle deedplots
weresuchasit is in table6.10.
I 20 plotswerebetween(lOOOO-25000m2) andwere in the fIrst front row. 12
plotswerebetween(lOOI-5000m2) andin thesecondrow.Therewere9 plotsbetween
(SOI-1000m2)and18plotswere(5001-10001m2) andattheendof row, thereare3
plotsbetween(25001-50000m2). So,mostsharedtitledeedplotswereabove 5000m2•
Theotherpartwas belowthe 5000nibut mostof theseplots which are below the
SOOOm2werebetween(lOOI-5000m2) andit hasgot 12plots.
I Thenumberof shareholders;44% of sharedtitle deedplots (23 plots) has2
shareholder.Themostof the2 sharedtitledeedplotswerebetween(10001-25000m2) .
In otherwords,39%of sharedtitle deedplots(9 plots).The 2 sharedtitle deedplots
covered30,4ha.area.
I Atthesameyear(1968),total52plotsweresharedandthisshareratereachedto
8.79%ofthesesharedtitledeedplotswerebetween2-5 shares.(41 plots).21% was
between6-8sharesbut a sharerateof sharedplots is not clear.Therewere 55.2ha
sharedplotsin 1968.Only,namesof inheritorsareclear.
I Inthesharedtitledeed,averageplot sizeis veryinteresting.Averageplot size
of2 sharedtitledeedswas13206m2and3 sharedtitledeedplotwas11290m2, 4 shared
titledeedplotwas10900m2, 5 sharedtitledeedwas4656m2• In theplotswhichhas
abovethe5share,averageplot sizeincreaseagain.This ratein 8 sharedtitledeedplots
reach10750m2•Also, thenumberof shareholderis important.Following years,both
74
rateof shareandsizeof plot increased.Registrationsurveycompletedin 1990.And
thensharedtitledeedplotnumberbecame209in 1990.Therewereincreasein number
ofsharedtitledeedplotsin 1995.It hasgot368plots.In 1998,thisnumberdecreased.It
was322.Becausecadastralsurveydid notcompletedafter1985andprivatetitledeed
plotschangeownerswayof inheritanceandso it wasshared(At thesameyear,saleof
sharedplotsbanned).From1968(thefIrstcadastralsurvey)to 1998,2 sharedtitledeed
plotsincreased.3 and4 sharedtitledeedplotsincreased,too.In 1975,Numberof share
ratereached15.In 1985,thisratebecame22. In spiteof increasein therateof share,
plotsizewas1000m2. Namely,45m2perperson.
• The changingof sharingrate;in 1968,2 sharedtitledeedplotshadmost
shares.In thesecondrowtherewere8plotswhichhasgot4 sharedtitledeed.In 1970,
2sharedtitledeedplotswerein thefIrstrow, too and4 sharedtitledeedplotswere
secondrowlike in 1968.In 1975,thereweresamepositions.However,3-6and8 shared
titledeedplotswereimportantandtheywerein thirdrow. In 1980and1985,2 shared
titledeedplotswerein thefIrstrow,too,butin 1985,3 sharedtitledeedplotswerein
frontofthe4sharedtitledeedplots.7 sharedtitledeedplothadimportantposition,too.
In 1990and1995,8 sharedtitledeedplotswerein fourthrow butin 1995,6 sharedtitle
deedplotsin frontrowsandhadgotmostplots.In thesameyear,therewasincreasein
the14sharedtitledeedplots.Unti11995,therewereonlyone14sharedtitledeedplots
butafterthe 1995and following years,this numberbecame15. Most theseplots
changedownersbymeansof inheritance.
• Size of plots; Between1968and 1970,plots which has areasbetween
(10000-25001m2)werein thefIrstrow butin 1975,theplotswhicharebetween(1001-
5000)werein fIrst row. In 1985-1990and 1995,theplotsthatarebetween(10000-
25001m2)werein fIrstrowbutin 1998,theplotswhicharebetween(0-500m2)werein
thefIrstrow showingtremendousdifference.This numberwas 209. The most
importantreasonof increase;thebig land-ownershipsoldtheirplotswhichsharedsmall
lots.Thesesaleincreasedafterthe 1990andrateof plot sizewas belowthe 500m2•
Therewerenotplotwhicharebetween(0-500m2)until 1975.Theplot numberswhich
arebetween(0-500m2)were5 in 1975andit was4 in 1980.Therewereincreasein plot
numberswhicharebetween(0-500m2) in 1990.It was 12.There were a big jump
between1990and1995.The plot numbersreached152 in 1995.Therewas a large
increaseinfIveyears.
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-Table6.10.The Distributionof The Size and ShareholderNumbersof SharedTitle
DeedPlotsandTheAlterationof Themin Termsof Yearsin AyranctlarMunicipality
1968
PLOT SIZE
NUMBER OF SHAREHOLDER TOTAL
2
345678910PLOT
0-500
------
501-1000
3-312- 9
1001-5000
41- 12
50 1-1 000
1- 28
01-25 0
93120
25001-5 000
-
1 0
-
10000 -+
-
OTALPLOT
2346 5
NUMBER OTALPLOTAREA (M2)
30 743451618 20079405601900-55 874
AVE AGE PLOT SIZE
13206,2290,146 ,75 3,37 510750
10632
1970
NUMBER OF SHAREHOLDER TOTAL
2
4
0-
-
5 1· 000
8-2 4
1 -5 0
942-12
5
317
0 -25
0-4
25 -
44
1 0
-
10 001-+
TOTALPLOT
98 1- 8
NUMBER ~ TALPlMEA ( 2)
405261804612350 04 2465637 087
8 7 92 '
~ lO SIZE
391,34 ,13 08916 ,0 -h 959.16
(con.onnextpage)
...---
Table6.10.(con) 1975
PLOT SIZE
NUMBER OF SHAREHOLDERTOTAL
2
34567891015PLOT
0·500
31.-1 ----5
501-1 0
8
-
21-14
100 -5000
1621-39
5 1 0
131
01-25 0
0
·
28
25 5
4--6
-1 0
-.
0 -+
2
TOTAL PLOT
50594
NUMBER OTALPLOTAREA (M2)
65307386293000291042730 58947 0277505 8 2
AVERAGE PLOT SIZE
13061,4,866,6,8327313 ,77 0
1980PLOT SIZE
NUMBER OF SHAREHOLDER TOTAL
2
PLOT
-
2-
-·-4 92-15
0 - 000
146
40
5 1
·21
-25 0
33
26 560 0 ·1 00
.
-+
.
OTALPLOT
5059118
NUMBER T~ (M2)
6 7305997 881 4541 7 0
-4 974
~VERAGE I
12346,11 6,,2632 ,3 ,3
-050,6
(con.onnextpage)
. . - -,l'lM'R YUKSfK TE~NOl~JI. E~STlTUSI'RfKTORlUGU'-"-.,l."'lr.VI! Ookumontosyon 00;
.-
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ble6.10.(con)
1985
PLOT SIZE
NUMBER OF SHAREHOLDER TOTAL
2
3456789112134672PLOT
0-500
3-
-17
501 1 0
11·
100 -5000
51344
5 1 0
3
·.27
01-25 0
853
26 5
2
-9
01-1 0000
-3
1 0 -+
1
TOTAL PLOT
68651 2
NUMBER TOTAL PLOTARE (M2)
73265258620238407048016580 71 995 00 07653402 4
VERAGE PLOT SIZE
116299172,9 63 3 ,8
(con.onnextpage)
Table 6.10.(con)
1990
PLOT SIZE
NUMBER OF SHAREHOLDER TOTAL
2
345678912346721PLOT
0-500
6-2-
--12
501-1000
1073-
1 01-5 0
7115460
1 0
835
01-25 0
228
25 5
44
1 0
11
-
10 00 -+
-
TOTAL PLOT
7899220
NUMBER TOTAL PLOTARE (M2)
75 93611719568270 0762066 742740 0906535400004 9·
AVERAGE PLOT SIZE
96510030,822082,58 70,6922 111 8S1 .
(con.onnextpage)
u;
'able6.10.(con)
1995
PLOT SIZE
NUMBER OF SHAREHOLDER TOTAL
2
34567891012472PLOT
0-500
7632-17-43-3
-52
5 1-1 00
17
-14
1 01-5 0
225156
5 100 0
813
0 -25 0
55964
25 5
3
1 0
-23
1000 -+TOTAL PLOT
16160613 8
NUMBER TOTAL PLOTARE (M2)
764 535285793293040 273772644 54 3820 0 603 1958
AVERAGE PLOT SIZE
752,21,4,8 81,3 ,6 6323 ,0 016 ,
3=
=-::
~C:I
"2.-0 ~;:,-
Ie -<
:::> c=
Cl>~~
~,..,.,~
e;, ::000:: ::000::O--l--l
~ C::>. ~
~~~='-,-
~ c::::.e
~ C")c-·
::0 ,..,.,--'-
(con.onnextpage)
~Table6.10.(con)
1998
PLOT SIZE
NUMBER OF SHAREHOLDER TOTAL
2
3456789101124PLOT
0-500
7968-22-109
5 1-1 00
241-42
1 01-5 0
32 9
1 0
71 39
0 -25 0
7396
25 5
517
50 10 0
-- 3
1 00 -+
1
TOTAL PLOT
1814758 2
NUMBER TOTAL PLOTARE (M2)
902490975771200068416222 99503 0754 6 6
AVERAGE PLOT SIZE
49 6,15 7,61 ,58 50 ,4,51 85 9,66981 4
6.2.2.3.SHARED TITLE DEED PLOTS IN PUBLIC LANDOWNERSHIP
Thereare also manysharedtitle deedplots in public land-ownership.These
sharedtitledeedplotsbelongto publicownership.At thesametime,therearecommon
ownershipbetweenpublic land-ownershipof differentinstitutions andprivateland-
ownership.This kind of the land-ownershipincreasedafter 1990but rateof share
decreased.Beforethe1990s,thereweremoresharedtitledeedplotbutthentheseplots
weresharedby land-ownershipand numberof sharedtitledeedplotsweredecreased.
Thekindofthe land-ownershipin publicland-ownershipweredistributedasfollows;
• Plots number which belongto commonsharingsof threevillage council
(AyrancI1ar,Yazlb~l, Yogurt~ular)increaseduntil 1980.Following yearsAyrancI1ar
andYazlba~lbecamemunicipalities.In 1968plot numberwas2 but in 1970was 110
andin 1975was 189. Basic reasonof this big differenceis that; therewere no
registrationf plotsin 1968atall. Theplot numberswere187in 1980and1985butin
1990,thisnumberdecreasedandconsequentlyplot numberswere43.Because,shared
titledeedplotsweresharedby AyrancI1ar,Y azlba~land Y ogurt~ularsuchthattheir
sharedtitledeedplot numbersdecreased.However,plotnumberswhichbelongto each
villageincreased.In 1998,plot numbersincreasedagain.Becausetreasurygavetheir
plotsto AyrancI1ar,Y azlba~land Y ogurt~ularandthenthe municipalitiesprivatised
mosttheseplots.
Between1970and 1985,thenumberof plot sizewhich is between(0-1000m2)was
more.In 1970,thisnumberwas52butin 1975and1980thisnumberreachedat 64.In
1985plotnumberswhicharebetween(0-1000m2)was63 but in 1990and 1995there
hadbeena decreasein plot numbers.The plot numberswere4 buttherehadbeenan
increasein plot numbersin 1998.This numberwas 15.The plot numberswhich are
between(10001-25000)werealsoquiet.Therewere16plotsin 1975butin 1980there
were39plots.This numberreachedto 40 in 1985.Therewere 12plotsin 1990,1995
and1998.Despitethis decrease,at the sameyears,plot numberswhich arebetween
(10001-25000)weremorethantheothers.Averageplot sizewas4321m2in 1970.But
thisrateincreasedin 1975-1980and 1985.It wasbetween8578-8616but it increased
since1990andit was24844andthenin 1995,therewasdecreasein thisrate.It was
23627andin 1998was 16355.Plot size increasehas in spiteof a decreasein plot
numbers.So,averageplotsizeincreased,too.After 1990,therewereplotswhichare
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• above1OOOOOm2•Plot number1452is thelastplotwhichregistratedtotitleandis
thebiggestplot in themunicipalityboarder.Thus,averageplot sizeincreased.In the
sharedpublictitledeedplots;Plots whichbelongto 3 villagecouncilhasthebiggest
share.(Table6.11.)
Table6.11.The Distributionof The Size and ShareholderNumbersof SharedTitle
DeedPlotsandTheAlterationof Themin Termsof Yearsin publiclandsin Ayrancl1ar
Municipality
AYRANCILAR-Y AZIBA~I- YOGURTCULAR
PLOT
196819705198098
SiZE (M2) 0-1000
-52643445
1001-2500
-212857
25 -50
71136
5 7
58
7 01-1 000
-5
10 0
23 02
01-5 0
-29
5 1
---
001-+
--
TOTAL PLOT
1 9
NUMBER TOTAL PLOT
2 5004 4142 35760 357486122 01403
AREA (M2) AVERAGE
,9,6,78 4,627,63 ,3
PLOT SIZE
• Theothersharedpublictitledeedplotsarecommonownershipwhicharebetween
treasuryandprivateplots.In theseplots,treasuryhasgot collectiveownershipwith
people.Themostimportantreasonof thiscorporation;illegalbuildingslocatedin this
areandthenthesebuildingswereexempted,sopeopleweresharedwithtreasurylands
ortreasurysoldher landsto a certainextent.Even,sharingnumberreached6. Until
1975therewerenotsharedtitledeedbut since1975,treasurylandsweresharedwith
privatelandfrom1975to 1995.The numberof shareholderwere2 butafter1995this
numberreached6. But 2 sharedtitledeedplotshad manysharing.Between1975and
1995therewereonlyone2 sharedtitledeedplotsandit was14000m2buttherewasan
awfuldecreasein this numberin 1995.The plot numberwas 211. 158plots were
between401-800m2• 32 plotswere between801-1200m2buttherewereonly 2 plots
whichareabovelOOOOm2•16sizeof threesharedtitle deedplotswerebetween401-
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800m2•Therewere7 plotswhicharebetween801-2000m2•Therewere3 plotswhich
arebetween401-1200m2in 4 sharedtitledeedplots.5 and6sharedtitledeedplotswere
between0-800m2•In 1998therewere 186 two sharedtitle deedplots and 25 three
sharedtitledeedplots.Both of themwerebetween401-1200m2• Sizeof the4 shared
titledeedplotswerebetween401-1600m2. Averageplot sizewere769in 1995but in
1998was734.In 1995plot numberswere242but in 1998plot numberswere217.
Becausethepeopleactingas shareholdersin theseplots,boughttheshareswhich has
beenbelongingto treasurypreviously.So, shareholderandsharedplot numberswere
decreased.This demandcontinuedbuttreasuryhasnotsoldanyplotssince1997butis
goingto sell again in futureas a result of increasing pressures.Hence,treasury
expropriatedortransferredtomunicipalitiestheirlands.(Table6.12)
• ThirdsharedpublictitledeedplotsarebetweenAyrancI1arMunicipalityandthe
people.Until 1975theseplotswerenotsharingbutsince1975, sharedplotsincreased.
In 1975,thereweretwo plotandit was138m2butin 1980-1985and1990thisnumber
decreasedto 1 and was 96m2• Allse plots were doubleshared.Total sharedplot
numberseached13andit wasdistributedinto 2 and3 sharedtitle deedplots.Two
sharedtitledeedplotswere10and threesharedtitledeedplotswere3.Plot sizewere
between0-2500m2•Averageplot sizewere953in 1995but in 1998it was766.(Table
6.13)
• TheothersharedtitledeedplotsarebetweenAyrancl1ar,Y azlba~l,YOgurt9ular,and
people.Thesepublic plots were sharedwith only one person.Thus, shareholder
numbersare4. In 1970-1975-1980and 1985,therewere 2 plots and totalplot size
14000m2• In 1990,1995and1998,theplot numberwas 1 andit was 1500m2.(Table
6.14.)
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• Theotherkindof sharingarecommonland-ownershipof treasury,Ayrancl1ar,and
people,commonland-ownershipof treasuryandAyrancllar,commonland-ownership
oftreasury,Yazlb~l, Ayrancl1arand Y Ogurt9ularand commonland-ownershipof
Yazlba;l1andYOgurt9ular.In thiskind of sharingoccurredbetween1995and1998.In
this1998,in additionto this kind of sharing;thereare commonland-ownershipof
treasuryandfoundation,commonland-ownershipof Ayrancllar and YaZlba~1and
commonland-ownershipof Dsi andprivatelands.The largestplot size is 24080m2•
Thisbelongto commonland-ownershipof Ayrancllar, Y azlb~l, Y Ogurt9u1arand
Treasury.(Table6. 15.)
Thereasonof increasein sharedplotsin 1995and1998is thesale.Especially,
Treasuryexpropriateda part of the their lands or gave to the other public
administrationsandapartof theshareratesoldtopeopleor gavetheotherutilities.This
salecontinuedbutfIrst,plotsdividedintolotsandthensold.Thesizeof theseplotsare
smallerbut numberof plots are quite large. Especially,AyrancI1arMunicipality
expropriatedtheirlands.Besidestheirlandswhichwereboughtfromthetreasurywere
expropriatedagain.After 1990,co-operativeareasgrewrapidlybuttheyarelocatedon
treasuryorthemunicipaland.Now, thebiggestco-operativein Ayrancllaris Egekent4
andUc;:pmarBahc;:elievlerco-operativeandtheirlandswerepubliclyownedduringthe
past.Theplotswhichbelongto Egekent4 wereownedby the treasuryduringthepast
butin 1995their land-ownershipassedon to co-operatives.The plots which were
publiclyownedin AyrancI1ar,Yazlba~nandYogurtyularturnedintoco-operativeland-
ownershipin 1994.Especially,today's co-operativeareasof north and north-east
AyrancI1arwereunderpublicownershippreviously.
Still,thereis a great pressurefor theselandto be sold.Sharedtitledeedplots
createdbigproblems.Especially,thesmallerlands,createdproblemsin planningand
implementation.Therearemanyproblemsin commonland-ownershipof peopleand
publicutilities.The mostof theseplots are locatedat the core of AyrancI1ar.Both
peopleandpublicadministrationscannotusetheseplots.Owingtothis,a socialbenefIt
cannotbefiguredout.Consequently,therearemoresalein theseareaswhichbelongto
commonland-ownershipof peopleandpublicutilities.
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~Table6.13.The Distributionof The Size and ShareholderNumbersof SharedTitle DeedPlots andThe Alterationof Themin Termsof Years in
publiclandsin AyranctlarMunicipality
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Table6.14.The Distributionof The Size and ShareholderNumbersof SharedTitle DeedPlots andThe Alterationof Themin Termsof Years in
publiclandsin AyrancllarMunicipality
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6.2.3.PLOTDIVISION, SUBDIVISIONS, THEIR REASONS AND DIMENSIONS
In AyrancI1arMunicipalityboarder,thefirstplotnumberwas712in 1968.(first
registrationyear).(24 plotsbelongto public ownership,698plots belongto private
ownership).However,in thelastsectionof survey(march1998),theplotnumberswere
3869.843plotsbelongtopublicand3026plotsbelongtoprivatetitledeed.
Approximately,duringaperiodof30 years,3157newplotsemerged.Oneofthe
reason,thereweremanyplotswhichwerenotregistratedin 1968(Firstcadastralsurvey
year)andtheotherimportantreasonis division.
Thesubdivisions,thereasonof division,andusuallyin whichyearsthe
divisionsimplemented,spatialcharacteristicsanddistributionof plotswhichdivided
intoplotswill beexaminedin thispartofthethesis.
The registrationof titledeedssearchedandclassifiedandthenthe table6.16.
wasformed.In thistable,therearedistributionof subdivisionsin termsof plot sizeand
reasonofplotdivisions.
Duringthesearch;subdivision,thereasonof divisionsarelistedso;
• Thedivisionsfor sale; Thiskindof subdivisionsweremadefor saletheplotsto the
peopleandthenthenewplotswhichareformedsold in a shorttimeandnow this
salecontinues.
This kind of divisionsweremadefor saleandwereshowedas A in thetable
6.16.
• Thedivisionswhichweremadefor sharing.In thiscase;generally,theland-owner
diedsuchthathis landinheritedthebyrelatives.Theplothasto beshared.For that
reasonthenewland-ownersweresharedtheplotamongthemselves.
Thiskindof divisionsweremadefor sharingandwereshowedasB in thetable
6.16.
• Thedivisionsfor expropriationor saleof thelandswhichbelongto villagecouncil
ormunicipality.Generally,thislandssharedamongthemselvesor soldtopeople.
Thiskindof divisionswereshowedasC in thetable6.16.
• Thedivisionsfor saleof the landswhich belongto treasury.The plots which
dividedintoplotsweresoldto people.Becausetherewashighdemandfor treasury
lands.
Thiskindof divisionwereshowedasD inthetable6.16.
• Thelastdivisionswhichis formedweremadeforexpropriation.Thepublic
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utilitieslikeDsi, TEDA~, TCCD, FOUNDATION expropriateda partofthe landsand
theotherpartsof landswereleftto ownership.
Thiskindof division;hadtobe madefor expropriationandwasshowedasE in
thetable6.16.
Besides;in thetable,theplotnumbersof beforesubdivisionandtotalarea,the
newplot numberswhich becameaftertheplot divisionandtheirplot size andtheir
distributionwereshowedinthetable6.16.,too.
At thesametimetherearedivisionswhichweremadeafterthe1968butapart
fromthis, thereareplot divisionbefore1968(firstcadastralsurvey),too. Thesesub-
divisionshavea role in establishmentof theurbanpattern.Especially,anuniqueplot
determinedurbanpatternof AyrancI1arMunicipality.The numberof this plot is not
clear.Approximately,it's areawas 160ha,and wasa farmland.This plot belongto
Ayrancllar,Yogurtl(u1arandHortuna(Yazlba~l)villagecouncil.The landfixing made
in1943.Thisplotdividedinto810plots.Theplotnumbersof 151plotswereclear,the
plotnumbersof therestof theplotswerenotclear.A partof 810plotsaresub-divided
again.Allseplotsregistratedasprivatetitledeedplots.Apartfromthis,therewasa plot
whichdividedinto42 plot.Theplotbelongto a personbutplotnumberis notclear.It
was600(doniim)s.It determinedin 1940.Only, 11plot numbersareclear.The other
subdivisionsresultedin 38plotsandtheybelongto aperson,too.It was42520m2.
Thesethreesubdivisionsarethemostimportantonesfor Ayrancl1ar.Because,
theycausedtheformationof urbanpatternof Ayrancl1arMunicipalityfor today.
Characteristicsoftheseplots;
1. Subdivisionswhichresult810 plots:Thisplothadbelongto Fotyadiswhois
aGreekfarmerbeforethe threevillage council has beenestablished.Fotyadiswas
a rich farmerwho reachedto an agreementwith governmentand consequently
hecausedremovalof the anotherGreek farmerfrom Ayrancllar.(It wastoldatthe
beginningof thechapter).But afterthe1943thelandhasbeenpassedto threevillage
councils'ownership.The landhasbeensub-dividedinto 810plots.The registration
yearof plot which hasbeenpassedto threevillagecouncils'ownershipis 1943.
(Thereare a documentbefore firstregistrationyear,butmany informationmissing.
Itisa veryold information).The plotdoesnothaveaplotnumber.Thedivisionhas
beenmadefor sales,Owing to this formedplotshavebeensold immediately.
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Table:6. 16.Thedistributionof divisionsin termsof years,plot sizeandtheirreasons
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Table6.17. Thedistributionof subdivisionsin tennsof years,plotsizeandtheirreasons
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Thus,theplot dividedinto parts for privatisation.Thesesubdivision,distributionof
plotsize,plotnumbers(if thereare)weregivenintheappendix1
As it is seen,all of thenewlyestablishedplotsareabove1000m2• Theyarebig
plots.
lOOO-5000m2=543
5001-10000m2=109
10001-15000m2=69
15001-20000m2=42
20001-25000m2=37
25001-30000m2=10
As it is seen;a lotof plotsarebetween1000-5000m2• All theseplotsweresold
toprivatepeopleandthen someofthebuyerssoldthemagain.Thepeopleboughtmore
thanoneplots.So;thebigplotownerswereintroduced.Thesesalearelikethat;
Theplotswhichweresold1times =217
Theplotswhichweresold2 times=369
Theplotswhichweresold3times=196
Theplotswhichweresold4 times=76
Theplotswhichweresold5times=35
Theplotswhichwerest>ld6times=13
Theplotswhichweresold7 times=1
Theplotswhichweresold8times= 1
TOTAL =908
Therearea total908 individualsale.All theseplots, fIrst, belongedto three
villagecouncil(AyrancI1ar,Y azlb~l,Yogmtyular).But afterthesubdivisiontheseplots
weresoldtopeople.Thereasonofthe thissubdivisionwastheprivatisation.
1. Subdivisionswhichresult42plots:Thisplot,fIrstly,belongtoHasanEfendi
anditwasonlyoneplot.It was600000m2•But,thenHasanEfendidividedinto42plots
andsoldall theplotswhichwas formed.The fIrstregistrationyearis 1940.This plot
division,someplotnumberarenotclear.Thesesubdivisionanddistributionof plot size,
plotnumberis in theappendix2.
As it is seen;all theplotsareabove10000m2.This divisionshasbiggerarea
thanfarmerformerdivisions.Distributionof plotsizearelikethat;
IOOOO-20000m2=11
20001-30000m2=5
94
30001-40000m2=4
40001-50000m2=3
50001-60000m2=7
60001-70000m2=7
70001-80000m2=
80001-90000m2=3
All theseplotsweresoldto people,too andthentheseplotsweresoldagainthe
otherspeople.So, somepeopleboughtmorethanoneplots. The plot sale like this
shownintable;
Theplotswhichweresold1times=22
Theplotswhichweresold2 times=24
Theplotswhichweresold3 times=2
Therearetotalof 48 sale.It is obviousthat,thissubdivisionis especiallymade
forsale.All theseplotsaresoldtotheprivatepeople.
2. Subdivisionswhichresult38plots:Themainplotbelongto AhmetSillaii
PostaclOglu.Theplotwasdividedinto38plots.But all theseplotsbelongto thesame
person.Most theplotsbeingownedby him previouslyaimedto be subdividedwith
objectiveof sale.By thetime,hesoldsomepartsof hisplots.Especially,afterthefIrst
registrationyear.The sale increased.Plot size and its distributionare given in the
following;
0-500m2=13
501-l000m2= 0
1001-2500m2=2
2501-5000m2=3
As it is seen,thesubdivisionsarebelowthe 1000m2.They aresmallerthanthe
othersubdivisions.Theplot land-ownersoldhisplotstopeople.Thissalesaresothat;
Theplotswhichweresold1times=20
Theplotswhichweresold 2 times=18
Total38plotwerethen38times.Thesalesarenotmorein thefollowingyears..
(Especially,afterthe registrationyear).Thesesale increased.Thesesubdivisionand
distributionofplotsize,plotnumberis in theappendix3.
All thesesaleswere realisedbeforethe registrationyear.However,thereare
many subdivisionsandsales.Especially,thefIrstdivisioncausedthe determinationof
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todays'urbanpatternin AyrancI1ar.Aftertheregistrationyear(1968)divisionandsales
mcreased.All theseareshowninthe(table6. 16-17.)
Especially,thefirstdivisionwhich is madebeforetheregistrationyearaffected
theurbanpattern,directly.But, theplotnumbersare notclearlyunderstood.Thus,we
cannotknowwhichplotbecameafterthedivision.Because,in thedocuments,thereare
noplotnumbers.Only, someplot numbersareexisting.As it is seen,total890plots
were stablishedafterthisthreebigsubdivisions.Like thisdivisionstherearealsosmall
divisions.Now, all the AyrancI1arland was re-establishedafter the subdivisions.
Especially,in thelastyears,theplotnumberswhicharesmallerin sizeincreased.In the
table6. 15. , thereare plentyof smallplots. Especially,afterthe 1990smallplots
mcreased.Therewere308plotsbetween500-1000m2in 1993andtherewere521plot
between500-1000~in 1994andtherwere294plot in 1995.At thesametime,there
are lots of plots below 250m2. For examplein 1994,154plot becameafter the
divisions,As it is seen2496plotsbecameafterthedivisionbetweentheyears1968and
1998.Duringthis time,453plotsweresubdividedandthenewplotsbecame.(Total
2496plot).The plotswhichdividedinto partsaretotally4060439m2•In theseplots
whicharedividedintoparts,numberof 771plotsaredividedintothemostplots.Total
69partsandit was26258m2, numberof 1061plotsdividedinto68partand27769m2,
thenumberof 1477plot dividedinto59 partandit was22000m2,thenumberof 916
plotdividedinto46partandit was 18122m2,thenumberof 1716plot dividedinto45
plotandit was22090m2andthenumberof 1894plot dividedinto 39plot andit was
IS364m2.In thefollowingtabletherearethelargestsubdivision,theplotswhichwere
becameafterthedivisionandplotssize.
Table 6.18.The plot subdivisionswhich are the dividedin the mostplot, the plot
numberswhichwereemergedafterthesubdivisionandplotsizes
Subdividedplots Subdividedplotsize Formedplot numbers
n1 ~~ ~
1061 2n69 68
14n 22000 59
1916 18122 46
1716 22090 45
678 16282 42
1894 15364 39
1717 15253 34
1213 30800 34
1108 19200 32
1185 10466 31
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Table6.18.(con.)
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In additionto divisions,thereareunification.Total322plotwereunified.There
areinterestingcases.Becausesomeplots,firstdividedandthenunifiedagain.Besides,
theplotdividedagain.For example,thenumberof 692plot,firstlydividedinto29plots
andthenapartof theseplotsunifiedagainandsothenumberof 1865plotwas became
butaftertheunificationthisplot dividedinto24partsagain.Thenumberof 1916plot,
fIrstly,dividedinto46 partsandthen18plotsof these46 plotsunifiedas482building
block15plot again,14plotsof these46 plotsunifiedas 483buildingblock 19plot
againand14plotsof 46plotsunifiedas484buildingblock15plotsagain.
In this casethereis a causethe landspeculationto be increased.Big land-
ownershipincreasedwith thesedivision and unification.So, the urbanpatternwas
detenninedby big land-ownership.Now thesedivision and unificationcontinue.
Especially,thesedivisionandunificationarein thecentreof Ayrancllar.Therearebig
plotsinthesouthandnorthof AyrancI1ar,now.However,in thenorthof theareabegan
todivideintosmallparts.Theseplotsdividedintopartsand sold.Still, thesedivision
andsalescontinue.For thatreasontreasuryandforestlandsdivideinto partsandsell.
Besides,The demandfor land continue.So, the divisionscontinueby Ayrancilar
Municipality.The divisionsweremadeby big land-owners.Thesepeople,their lands
dividedintosmallpartsandthenweresold.Many plots whichdividedinto partsare
vacant,theysoldtheseplotsmostly.
Dimensionof the land-marketwhich occurredcan be easily seen. If it is
researchedtherelationsbetweenphysicalplanand land-ownershipatternit will be
understooddirectlytherelationof divisionsandphysicalplan.If we look atthe table,
theirresultswill appeareasily.
• After the first registrationyear;The largestsubdivisionis formed by 69
plots.The
subdivisionwasmadein 1994.It was26250m2and it was shared.The divisionwas
madetoremoveshare.After that,mosttheseplotsweresold.This plotwasnumberof
771.Thenewplotswhichis formedarebetween250-500m2.Theplot sizeis so after
thedivision.
2S0-S00m2=64
SOO-750m2=5
As it is seen,especially,thissubdivisionsformed300-350m2plots.A lotof plots
havebeensoldbutmostthisplotssharedbetweenland-ownership.So, thesharedplot
becameprivateplot.Thenumberof changingownersis so;
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Theplotswhichweresold1times=46
Theplotswhichweresold2 times=21
Theplotswhichweresold3times=2
It wasmadetotal69 sales.A partof thisplotsboughtonlyonepersonbutthe
personunifiedtheseplots again.A partof theseplots unifiedagainby personwho
boughttheplots.Theeightplotsboughtbya co-operativeandtheseplotswereunified.
• The secondbiggestsubdivisionwas the numberof 1061 plot. It was
27769m2•
Thesubdivisionwasmadein 1993andafterthedivision68plotwereformed.Theplot
isshared,for thatreasontheplot sharedbetweenshareholder.6 shareholdershared68
plot.19plotsbelongto only oneperson.This divisionwasmadeto removetheshare
andafterthedivisiondidnotbecamesale.Thesizeof all theseplotsarebetween300-
500m2.
• Thethirdbigsubdivision;it was22000m2andtheplotnumberwas1477.
• Thesubdivisionwasmadein 1997.Total59plotwasformed.Theplot
belongtotreasury.Treasurysubdividedthelandsby thepurposeof sale.Theplot size
andtheirdistributionsasfollows;
0-250m2=28
250-500m=28
500-750m2=2
750-+=1
It wasformedafterplotunificationof 1475plots.In thisplot,therewereno
sales.Until today, treasurysold most their lands and now, the demandcontinue
increasingly.For thatreasonthissubdivisionis made.
Aftertheregistrationyear;thesubdivisionsarenotbig.Thus,therearenotbig
subdivisionwhichbelongto onlyonepersonor institution.But therearea lotof small
subdivisiona dsales.Someland-ownershipbuya lotof smallplotsandthentheyunify
theseplotsandthentheyagaindividedtheplotsintopartsandsellthem.
Especially,public landsweredividedintopartsverymuchandweresold.The
landswhichis soldmostly,aretreasuryland.Especially, at centreof AyrancI1ar.The
detailsofthesaleof publiclylandsownedareexplainedatthebeginningof chapter6.
Big subdivisionsweremadeduringthe lastfew years.For thatreasonall of
themwerenotableto besold.This study coverstheperioduntil 1998,andthen,the
sale,afterthesesubdivisionsarenotknown.Theseplotscouldhavebeensold in 1999.
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Because,thedemandwasveryhighandfor thisreasontheplotsdividedintoplots.The
otherbig subdivisions,their size and the plot numberswhich are formed after
subdivisionareshownin thetable6.18.
The most importantsubdivisionwas madebeforethe first registrationyear
(1968).It was1943.Total810plot.It determinedurbanpatternof AyrancI1ar.Total896
plotswasformedbeforethefIrstregistrationyear.
Someof theothersmalldivisionsweremadefor expropriation.Especially,It
wasmadedefIniterouteorpointanddefmitewideness.Withexpropriation,total78plot
wasformed.It wasintotal188780m2.
Thedivisionsandlandsaletook up together.Because,theyrelatedeachother.
Now,landandplotsalewill analysedagain.
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6.2.4.GENERAL CHARACHTERISTICS OF LAND AND PLOT SALE IN
AYRANCILAR MUNICIPALITY
That methodis used to researchthe land sale m case study area.First,
characteristicsofland saleseperatedasfollow.
- Thesaleof plotsfromprivatetitledeedtoprivatetitledeed,again
- Thesaleof plotsfromprivatetitledeedto sharedtitledeed
- Thesaleof plotsfromsharedtitledeedtoprivatetitledeed
- Thesaleof plotsfromsharedtitledeedto sharedtitledeed,again
Tookupseparatelyandtotal.So,bothit canbeoccurredthemostsalein which
characteristicandin theareaswhichhavedensesale,formationof physicalpatternwill
searched.
The dataof landsalesearchedfor eachyear,like subdivision.Between1968-
1998;bothsalenumberandsaletypeandplot sizewhich was sold takenup. At the
sametime,averageplot sizewas defmite.Besides, all of themunicipalities,searched
foraperiodof 30year.How manytimeit wassold occurred.So, it canbeunderstand
whichplotsaresubjectoa demandatmostwhichyearsandsizesareimportantin sale,
besideswhichareeffectualon thephysicalpattern,andwhichplotsaresold in which
yearsandwhichtypeof saleareimportant.
For thatreason,sharedandprivatetitledeedplotsale,andnumbersshowingthe
saleofplotswereproducedin five yearsperiodandillustratedonthemaps.This data
willbeusefulto understandtherelationshipof landsale,landuseandtherelationship
oflandsaleandphysicalplanning.Theseresultsareachievedattheendof theresearch
study.(Table6. 19,20).
If we takenumbersof salewe will seean increasingfrom 1968to 1971.But
aftertheyear1974thereis a decreasebetween1971- 1975.But after1975thesesale
continuedin a incliningmanner.Between1976and 1980thereis an increaseagain.
Alsobetween1980and1983thereexista decrease.However,after1983thereis again
aincliningcontinuationof sale.After the1992,thesaleincreasedincredibly.The sale,
in1996,decreasedbutafterthatit increasedagain.Thesesalewerealmoststoppedin
1998. We can separatethesesale into 5 periods.But the most importantperiod is
tween1992- 1997.In thisperiod,the landusewas still incrediblychanging.But,
Id plot size and sold plot numbers are not changing parallel to each
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Table6.19: The distributionof sold plotsin tenns of plotsize andthe numbersof changinglandownershipbetween1968-H
I~ndownership
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other.Sometimes,while numberof salewere increasing the plot size intendedto
decrease.
If we takeup totalsale,we will seeanareaof 1543ha. In total.This areais
largerthantheareawithinthevillagecadastralsurveyborder.Someplotssoldmore
thanonce.As aneachsalecountedasanewone,thetotalareathatis soldincreasedto a
total3128plots.
In 1998, thoseplotsweresubjectto minimumone sale.In otherwords,931
plotsoldminimumonceand703ha.areaweresubjecto saleandtotal931plotssold
inthe30yearsperiod.
For aperiod30years,if thesaleare separatedaccordingtotheircharacteristics,
boththesalenumberandsold plot size,the saleof a plot fromprivatetitle deedto
rivatetitledeedagaincanbe locatedin thefirst row. In this respect,585ha.areaof
total1543ha.area(%38)and1381plotof sold3128plot (0/044)areconstitutedthese
sale.
At thesecondrow, thesaleof a plotsfromsharedtitledeedplotstoprivatetitle
deedplotsareformed.(In thesekindsof sale,basically,theland-ownershipdie andso
theplotisshared,afterthatoneof theshareholderbuythewholeplot,or anothergreat
land-ownershipbuythewholeplot.For thatreasonthiskind of saleoccurred).415ha
areaoftotal1543ha.area(%27)and1170plotof sold3128plot (%37)areconstituted
thesesale.
At thethirdrow, thesaleof a plotsfromsharedtitledeedto sharedtitledeed
againareemerged.In thesesale,402ha.areaof total1543ha.area(%26)and352plots
ofsold3128plot(%11)areconstitutedthesesale.
At theendof therow, thereexiststhesaleof plotsfromprivatetitledeedsto
sharedtitledeeds.Thesekind of saleare,generally,repeatedsaleof the sharedtitle
deedplots.Total137ha.area(%9)and225plotsweresubjecto sale(%7).
Thechangingof thesesalewill be takenupagainonebyone.
1.TheSaleof Plots from Private Title Deedto PrivateTitle DeedAgain
In thesekindof sale,thesaleincreaseduntil 1971.But afterthe 1971,thesale
decreaseduntil1975.Thereis anincreasebetween1977and1980,and,1981and1984.
Butafter1984,thesesale inclineduntil 1992,and after 1992thesesale increased
incredibly.But in 1976therearedecreasingandthentheyincreasedagain.
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Table 6.20. The Sale and Their Distributionin Tenns of Years and Sale Types
SALE
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Until march1998,thesalenumberswere21.Thereasonof increaseafter1992
isthecompletionof cadastralsurveys in 1990.Most of theplotsweresoldbetween
1982and1997.The saleduringthisperiodis aboveonehundred.It wasreached1006
plotsin totalandwitha ratioof %73. Highestnumberof saleis in 1995.The average
plotsizewere between4000m2and7000m2,until 1978.In 1978,thisnumbereached
to9000m2•This numberraise above10000m2in 1981,1986,1987.After 1993the
averageplot size got used to be changingbetween800 - 4000m2•These figure
decreasedto a level between800m2- 2000m2after1994.If we look for thesoldplot
size,wecanseehowtheychangein yearlybasis.Plot size differsfromsalenumber,
duringthesameyears,plotnumberincreasewhile, plotsizedecreases.Especially,after
1990,in termsof the characterof changetheplot numbersincreasedbut plot size
decreasedandtotalsoldland- sizedecreased.So,averageplotsizedecreasedtoo.
Thereasonfor suchanappearanceduringthelastyears,is thatmostof theplots
subdividedandsold.So, thesoldplotnumbersincreasedasthebutplot sizedecreased.
In 1998,thesenumbersdecreaseda lot. As this researchstudycontinuedonly until
March1998,thisfigurefacedwitha decrease.
1. TheSaleof Plots from Private Title Deedto SharedTitle Deed
In thegeneralframeworkthistypeof salebearsthe minimumimportance.In a
timeperiodof 30 years.Betweenthe years1968and 1993,the sold plot numbers
changeb tween1and9 withanegligibleimportance.But, in 1970,thisnumberwas12.
Afterthe1993,thesalenumbersincreased,in 1968and1973therewerenotanysale.
After1993,plotnumberschangedfrom26 andto 33 andthemostof saleareduring
theseyears.Total 119plotsweresoldbetween1994and1997(%53)withandanarea
of45 ha.area(%33). As appearsthatthesalenumbersarequithigher whereas land
sizesaresmall.As a resultof, this averageplot size decreased.The landsizewhich
weresoldin 1970,1996and 1997weremaximum.They were morethanhundred-
thousand.
Total landsold were 136,8ha. (%9), andthe totalnumberssold were 225.
(%17).Minimumaverageplot size was 404 m2 in 1998and it was 522 in 1984.
Maximumaverageplotsizewas11823,8in 1971andit was12533in 1977.
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2. TheSaleof Plots from SharedTitle Deedsto PrivateTitle Deeds
It is themost verycommonsaletypeof andis in thesecondrow.Thereasonof
thiskindof saleis the inheritance.The real land-ownershipbeingdiedtheplot was
subdivided.So, the plot is shared.After this sharing,anothershareholderbuys the
wholeplotsor anothergreatland-ownershipbuysall of theseplots.So, thesekind of
salewereemerged.
Thiskindof saleinclinedhilly until 1998.It increaseduntil 1971andafterthis
yearit decreasedagain.Particularly,after1992salenumbersincreased.All of thesale
wereaboveahundred.Theplotnumberswere922(%79).As it is seen,mostof thesale
werebetween1992and1998.Themaximumsalewasin 1995andit was249.It formed
%21oftheall sale.Themostimportantreasonof thissalewerethesubdivisionof77!.
plot,672.plot,1480.and743.plot,andallof theseplotsweresoldagain.
Themaximumlandsizesoldappearsin theyears1993,1995and1997.It was
llOha.in 1997,3100. in 1995and2600.in 1983.Minimumlandsizewhichweresold
werein 1998and 1979.In 1998,it was 15315,in 1979,it was9700.Total plot area
whichweresold415ha.(%27)andtotalplotnumberis 1170(%37).
Theplotsizesoldwere202ha.in area(%50).In thistypeof sale,averageplot
sizechangefrom1000m2to 10.000m2, butonly in 1978,1983and1987,thisnumbers
wereabove10.000m2• In 1978,it was11267it was2570500.in 1983andit was12008
in 1987.
All of thesesalebecomedenseafter1992like theothersaletype.Becauseof
thecompletionof 1990'scadastralsurveyboarder,thesaletypeincreased.
3. TheSaleof thePlotsfrom SharedTitle Deedto SharedTitle Deeds
Thiskindof saletypecreatedproblemseverytime.Particularly,themostof the
problemsoccurredintheplanningprocessemergedfromthistypeof sale.Basically,the
saleoftheplotfromprivatetitledeedto sharedtitledeedcanalsobetermedasa sale
type,andthereexiststhe samekindof problems.
Thissaletypelocatedin thethirdrow. Total40200.area(%26)andtotal352
plot(%11)soldbetween1968and1998.Thesesaleinclinesuntil 1998.Again,themost
ofthesalewerebetween1992and1998,total 200plot(%57)andtotal167,7ha.(%42)
weresold.Averageplot size,generallywereabove10.000m2•
106
This numberincreasedto 21.258m2 in 1986.In 1996,1997,1994,1993,1976,
1972and in 1968,averageplot size were between4000 and 10.000m2• The sale
numberschangebetween1 and46 betweentheyearsof 1968and1998.Althoughthe
sharedsalewas prohibited,in 1985,the sharedsalecontinuedin a differentmanner.
Even,thesesaleincreasedbecause,thenewlegislationdidnotputanobstructionto the
saleof existingsharedtitle deedplots. Also, one or more of the shareholders
transferredtheirsharesto anotherpeopleorto shareholders.So,sharedsaleincreased.
All of thesaletypeandtheirrateweregivenandnow therelationshipof sale
andplotsizeandnumberswill besearched.
6.2.4.1.THERELATIONSHIP OF SALE NUMBER AND PLOT SIZE
In this levelof thestudyresearch,changingof land-ownershipandsizeof this
plotsweredeterminedand classified.Ifwe look atthetable6.17- 18,we canfix the
followings.
Duringthe30 yearsperiod,total931plotsweresubjectto saleprocess.This
values,%24of theplotnumberswhichwerein 1998,andtotalsalenumberwere3128.
Inotherwords,averagesalenumberforaplotwas3,4.
%19of thesoldplots(178)werebetween500- 1000IIi andtotalsalenumber
were405and%13of thetotalsalenumber(3128)locatedatthisintervalthemostofthe
soldplotswererealisedin theseinterval.The mostof thesalenumberwererealised
between2500m2-5000m2and 405 salenumberwere realisedandthe total 137plots
weresold.
In thesecondrow, thereareplotswhicharebetween0 -500 m2, 145plotswere
inthesaleprocess,ontheotherhand,therateof plotsbetween501m2- 1000m2 arein
thesecondrowintermsof itstotalsale(405).
Briefly,%59of theplotswhicharein thesaleprocessarebelow 5000m2and
%44 oftotalsalenumbersarebelow 5000m2•
467of total931plotsweresoldonly once,201plotssoldtwice,91 plotssold
threetimes,41plotssoldfourtimes,32plotssoldfivetimesand20plotssoldsixtimes.
At theendit thisresearch,studyby lookingat 1968and1998'ssale,onecan
Especially,subdivisionof plotsby theirland-ownersresultedwith a greatland
eculation.This subdivisionschangedtheexistingpattern.Particularly,duringthelast
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years,the division increasedandplot size becamesmaller.After the completionof
cadastralsurveys,thisratebecamesmallerthanbefore1990's.In thislandspeculation,
plotssoldthreeor fivetimeslike it is in caseof theshares.
However,the landswhich have belongedto the treasuryand village were
subdividedandsoldandthesesalestill continue.As thesesalewerenotprohibited,the
landmarketisputonthestageagain.
By meansof thissubdivisionprocess,theplotswhichwerebetween0 - 1000m2
weresoldatmost.
Now, still thesaleof sharedtitledeedplotscontinue.Because,thelawpermits
thesaleof existingshares.
Afterall by theendof thisresearchstudy processof changein land-ownership
patterni AyrancIlarMunicipality,andthebasiccharacteristicsof this changecan be
explainedasfollows;
In AyrancIlarMunicipality,publicland-ownershipexistsmorethanprivateland-
ownership.Especially, the plots which belongto treasuryand village are in the
majority.Theseplotsweresoldto peoplein a timespan, butstill, theimportanceof
publicland-ownershipsustains.Todaya landwith anareaof 497ha. Is underpublic
land-ownership(%34),and%88of the totalpubliclyownedland(i.e.436ha.)belong
to thevillageandtreasury.
In AyrancllarMunicipality,thereare smalland largeplots. The smallplots
locateinthecentreof thearea.The largeronesarelocatedin thesouthernpartof the
areanditsfringeandtheseareastill cultivated.Beforethe1968,thelandin AyrancIlar
Municipalitysharedby40householdsandduringthe followingyears,theseplotswere
soldgradually.Totally 3875plotsof landwere in the marketandin a periodof 30
years3128saleprocesseswererealisedandthepopulationwas6252inthe1997.
Especially,theamnestylaw,after1980playedan importantroleasmostof the
illegalbuildingswere located in the treasuryland at the centreof AyrancI1ar
Municipality.After 1980,all of thesebuildingswereexempted.And today,thesesale
andtherelated emandstill continue.For a longtime,thesalewhicharefromtreasury
orvillageto peoplehad beencontinuing.But in 1995the salewere stoppedfrom
treasury.However,thedemandincreasedincredibly.For thatreason,after 1998,the
salewerestartedagain.But plotsof villagesweresoldcontinuouslyandthis salestill
goeson. Increasein the housingco-operativesthe caused the accelerationof the
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demandfornewsale.Becauseof its location,AyrancI1arMunicipalitywas in a fast
developmentasaresultof thislandspeculationincreased.
At thesametime,there existsthe ownershipof big lands.There are 5 big
landownerandall of themhaveplotswhichareabovethe100.000m2•A totalof 80ha.
belongtheseowners.thesepeopleown%12of thetotalprivatelands.
6.2.4.2.SPATIAL CHARACTERISTICS OF LAND AND PLOT SALE
AyrancI1arMunicipalityhasanimportantlocationbecauseof itscloseproximity
toIzmir.At thesametime, Adnan MenderesAirport, AegeanFree Zone, Aegean
hdustrialTradeExportCentrein KIstk areneartheAyrancllarMunicipality.Thereare
alsosmallscaleindustrialunits,housingco-operativeareasandagriculturalandsIts
importanceis increasingbecauseof thetransportationpossibilitiesas well. Ayrancllar
cadastralsurveyboardereachrailwayin thesouth.In thewest,thisboarderreachesto
Gaziemir.Intheitsnorthandwest,thereareYoguItyularandY azlb~lvillages.
In 1998,therewerea totalof 925,1ha in areaof 3026privateandsharedtitle
deedplotsin AyrancI1arMunicipality.Between1968- 1970,therewere 3128 sale
processandtotal1543,7 ha.areachangedits owners.Briefly, soldplot sizeis bigger
1banprivateandsharedtitledeedplot sizein 30 years period.If we look atthetables
mimaps,wewill seehowthosearedetermined.
Between1968- 1970,mostof thesalehaveprivatecharacteristics.(Theywere
Idfromprivatetitledeedplotstoprivatedeedplots).Duringthisperiod,total114sale
processesw rerealised.As it is known,thefirstsettlementin Ayrancllaris in thecentre
miexpandingalongthehighway.In thisarea,thereweremanytreasurylands.Almost,
allofthisareabelongto treasury.But afterthewar,apartof thisareadistributed.But
mithena lot of peoplecamethe AyrancI1arand they were locatedof this area.
ially,theyhavechosenthecentreof AyrancI1arto be located.But theseareas
longtotreasury.In otherwords,theywerelocatedillegally.They continuedto be
~tedinthisare.Duringtheseyears,peoplesoldonly theirlands.(Theseareaswere
. nbygovernmentafterthewar,to a totalof 40households.Thesepeoplesoldtheir
ImIstotheirelativesortotheotherpeople.Theyusedtheselandasfields.
Theotherpartof areais betweenrailwayand stateway. Becausetheseareas
. Odedintosmallpartsbefore1968.This areabelongto a Greekcitizen.This man
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dividedhislandto sellandthisdivisionis thebiggestsubdivision.This is thefirst sold
area.Theotherbig subdivisionwasexplainedin partof theplot subdivisions.All of
thesesubdivisionsweremadefor sale.The firstsalewerein thesouthof thearea. The
areabelongingto a Greekcitizenhasbeensubdivided,andprior thesale.This marshy
areawasdriedandthehow of thewaterwasin thedirectionits owner.The landfertile
andthiswasthemainreasonfor theincreasein thedemand.To cultivatethe landwas
themainintentionduringthefirstsale.
However,thoselandslayingat thenorthernandeasternterrainsof Ayrancuar
werestillnotsold,As theselandswereownedby thetreasuryandforestry.Basically
yetherewerenotanydemandfor theselandsastheareawasunderpopulated.During
theseyears,theplots largerin sizeweresold. The mostof theseplots werebetween
IOOO-100oOni.Someof theseplotswere above 10000m2areaandoneof thesebeing.
Brieflyto sayin thoseyears,thesalewerestill in minimum.But afterthenthe
salewereincreasedcontinuously.
Between1971-1975,therewere251saleprocess.153of thesesalewerefrom
oneprivatetitledeedtoanother.
By theseyears,thesaleof publiclandsbeganto increase.The mostof thesold
plotswerebetween1000-10000m2and especiallythey were between1000-5000m2•
However,by thetimesold plots werereachedto a point above10000m2•The plots
whichwereabove10000m2werelayingbetweenhighwayandtherailroad. In other
words,inthesouthof Ayrancllar.But, therewerealsosuch plotsin thecentre.It was
possibleto seeland-ownershipin theseyears.The peopleboughtand sold a great
numberof plots.In theseyears,thesalewereamongthe villagersor totheimmigrants.
Thesettlementbeganto spreadand in theseyears,sale of sharedtitle deedplots
increased.
Between1976-1980thesaleprocesswasfewerthanbefore1976andtotalsale
processeswere193.Buthesoldareawaswider.In theseyearsthosesaleof privatetitle
deedplotswerealsoquiethigher.However,saleof sharedtitledeedplots werealso
increased.Thereexisted41 saleprocessesin total.The sold plot size were above
IOOOm2• However,sometimesthis ratedecreasedbelowthe 1000m2•But, still this
numberis in the minority.In theseyears,sold plots around10000m2were quiet
frequent.Thesaleof publiclandsto peoplereachedto a highestfigure.Especially,the
saleofplotsfromtreasuryandvillagesto peopleis morethanthesaleto otherpublic
organisation.
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In thoseyears,expropriatedareasalso increased.Theseexpropriationwere
realisedby the treasury,for instanceAyrancllar Municipality and T.C.D.D. The
expropriationwhichwasmadeby T.e.D.D. werein thesouthof AyrancI1ar.The other
expropriationwas madein the centreand along the highway.At the sametime,
privatisedareaswerealsoincreased.
Between1981and 1985,thesalebeganto increaseagain.Total saleprocesses
were240, andlike theothers,in theseperiod,saleof theprivatetitle deedplots to
privateownersagain werein the fIrst row; and,sharedsalealsowere increased.69
sharedsaleprocesseswererealised.The soldplot sizeincreasedthemostof the sale
wereinthesouthandcentreof AyrancI1arMunicipality.
Duringthisperiod,therewasa muchmoreincrease.Particularly,in thisperiod,
DSI,expropriated47 plotswith an areaof 6,7ha In theexpropriations.Theseareas
wereinthewestandin herea drainagecanalwasconstructed.
In theseareas,soldplots generallywerealso between1000- 10.000m2, and
therewereplotswhichareabove10.000m2 •
Between1986- 1990,thesaleprocessescontinuedwith an increase.Total267
saleprocessesexistedand thesaleto privatepeoplewere in the fIrst row. In these
years,althoughthesharedsalewasbanned,thesekindsof salein continued,As thelaw
didnotbanthesaleof theexistingsharedtitledeedplots.This saledid not decreased
and,totalof68asharedsalewereoccurred.
In thisperiod,total285ha.areaweresold,, andsoldplot sizeweregenerally
above1000m2, but theyweregreaterplots.
Between1986- 1990,thesaleofthe publiclandsincreased.Becausetherewas
anincreasingdemand,andtoday,thisdemandsustains.Especially,saleof thetreasury
andvillagelandsincreased.The growing increasedtowardsthe north and south.
Particularly,in the centreof AyrancI1arand along the highway, treasurylands
decreased.Mostof thetimethoseplotsboughtfrompublicadministrationssoldagain.
Inthisperiod,thesaleof thepublic landsincreased, oneof the reasonsof saleand
especiallyin the centreof the AyrancI1ar,isthat the unlicensedbuildings being
exempted.So,treasurylandswhichwereinthecentreandalongthewaysoldto people.
Themostdensesaleprocesseswerebetween1991-1995.In totaltherewere
1257saleprocessesexisted.Anotherreasonfor thesesaleis that, thecadastrolsurvey
beingcompletedin 1990.
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Themostof thesalehaddifferentpeculiarities.In thisperiod,sharedsalewere
lIIBXimum.Because,the plots which were shareddividedinto smallerpartsand all
partsregisteredagainas individualshares.Therewerea total206saleprocesses
between1991- 1995and the sold plot size decreasedto 1000m2• Stibdivisions
Breasedandmostof thedivisionswererealisedduringtheseyears.As it canbeseen
IIthetable6.18,mostof thesubdivisionwerebetween1991- 1995.Thesaleincreased
thisperiod.Thesoldareareachedto highestsizebetween1991- 1995. Total 395
Anotherimportantsaletypewerethepubliclandsale.Especially,in theseyears,
thesaleofplotswhichwererealisedfrompublicto privatetitledeedsincreasedvery
much.In allthesesale,themaximumwerein thetreasurylands.In the secondrow,
thereweresaleof theplotswhichwerefromAyrancl1arMunicipalityto privatehands.
Thepublicland,approximately,61ha.in totalareawasprivatised.In theseyears,a lot
ofplotprivatised.At thesametime,therewerealsoexpropriatedareas,andparticularly,
•lotofplotswereexpropriatedby Ayrancl1arMunicipalityand treasury.But, these
expropriatedr as,privatisedatthefollowingyears.
Thelastperiodwerebetween1996- 1998.In thisperiod,therewerea lot of
sale,too.A totalof 806saleprocesseswererealisedin 3 years.The saletypewhich
weresoldatmostwerethosewhichhasspecialcharacteristics.However,sharedsale
werequietmuch.Therewere109sharedsaleprocesses,thesoldareawasnotsmalland
atotalof213ha.areaweresold.At thesametime,in thisperiod,biggersubdivisions
continued.However,a lot of plotswhichweredividedandsoldwereboughtagainby
l)mebiglandowners.So, thebig landownersoccurred,but, in the following years,
l)meoftheseareasoldagain.In thenewsale,plotsweredividedintomoresmallparts
andsometimesthisratedecreasedbelowthe250m2.
In thisperiod,therewere big landowners.In 1998,for example,therewere
totally7biglandownersandall theirlandswereabove100.000m2in size.Thesepeople
dividedtheirplotsfor saleor boughta lot of plots.Thesebig plots locatedalongthe
highwayndin thecentreof theAyrancllar.The big landownersare in the southof
Ayrancllar.
InAyrancI1arMunicipality,a totalof 3128saleprocessesoccurredandmostof
thesesalearealongthe highwayand in the centre.The big landowners,generally
locatedtowardswest.Becauseizmir is atthewestof area.In otherwords,development
ofthevillageis towardswest.But, lastyear,thisdevelopmentbeganto reachtowards
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west,northandsouth.Industrialareasespeciallylocatedin thesouthof Ayrancllar.On
theotherhand,alongthehighwaytherearesmallscaleindustrialunitsandcommercial
ms.Thereisatransformationi thelanduses;agriculturallandshavebeentransferred
toindustrial,commercialor residentialareas.Co-operativeareaslocatedgenerallyin
wngthehighwayatthewestsideandespecially,thesaleprocesseswererealisedin
thoseareas.Publiclandsin theseareasweresoldto people.Particularly,the landsof
AyrancIlarMunicipalityandthetreasuryweresoldmorethanothers.The mostof the
ImlsofAyrancl1arMunicipalityandothervillagecouncilsoldto co-operativeareas.
Atthelastyears,thedevelopmentreachedto northandsouthof thearea.In the
south,industrialreasdeveloped,whereasinthenorthresidentialandcommercialareas
developed.Thesedevelopmentsreachedto theprotectionzonesof TahtahDam.In the
southandeast,thedevelopmentreachedto othervillages.
InAyrancl1arMunicipality,smallplotsarein thecentreandalongthehighway.
Thebiggerplotslocatein thesouthandnorthof theareaandmostof theselandsare
agriculturalfields.Thesaleprocessincreasedin thatareaandthemostimportantreason
rorthiswas the excessivedemandfor industrialestablishmentsand housingco-
operativesandtodaythissituationstillgoeson.
6.2.4.3.THE RELATIONSHIP OF THE LAND AND PLOT SALE AND THE
POPULATIONIN AYRANCILAR MUNICIPALITY
Ayrancl1arMunicipalitywhich is atthesouthaiesof Izrnir,now reachedto the
cityboarders.Thepopulationof thissettlementwerebelow1000before1960.But after
that,thepopulationi creasedandit hadcontinuedto increaseuntil 1997,andin 1997,
thetotalpopulationof all municipalitiesandvillageswas6252.On theotherhand,the
populationofAyrancl1aris morethanthoseof othersettlements.After 1990,therewere
evenmoreincreasein Ayrancl1arMunicipality.
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684
1020
1559
1679
2246
2616
3424
4474
6252
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1950
1955
1960
1965
1970
1975
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1985
1990
1997
able6.21.Thedistributionof thepopulationintermsof yearsin Ayrancl1ar
Reference:D.LE. GeneralPopulationCountResults
In thispart,therelationshipsof populationincrease,numberof saleand sold
plotsizesaregoingtobeanalysed.
Thepopulationincreasedwith sale.However,soldplot sizedecreasedbecause
bigplotsdividedintoparts.This rateafter1990'sdecreasedevenbelow500m2.
If it canbe searchthe table6.20.it will be seenthe changesin a five years
periodsintermsofplotsizes,settlingnumbersandpopulationincreases.
Between1950- 1970,thepopulationwas increasedto 1103.Between1968-
1970, therewere 114 sale processes.There were plot sale before 1968 and big
subdivisionsweremadebeforethe1968.The subdivisionwhichhadhighestpartswere
realisedbefore1968.A total of 810 plots occurred,but plot numbersof these
subdivisionswere not clear. Because,in those years the registrationswere not
completed.Between1968- 1970a totalof 109ha.areawas sold.The mostof these
soldplotswerethoseplotswhichoccurredby meansof largestsubdivisions.Between
1965-1970,thepopulationincreasedby 120people.
Between1970- 1975,thepopulationincreasedby 567people.In theseyears,
increaseof populationis more than between 1965 - 1970. Approximatelythe
populationncreased5 times.In theseyears,salenumberswere251andsoldareawere
159 ha.Thepeoplelocatedin the centreof Ayrancl1arand alongthe lnghway.The
pIewhoimmigratedto Ayrancllar,generally,camefromKonya,Denizli,Aydmetc.
ecause,thesouthof thearea(nextto therailway)belongto a Greekfarmer.So, the
oplewerelocatedintheotherareas.
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Between1975-1980,thepopulationincreasedby 370people.The increasingof
thepopulationis lessthanas it is before1975.At thesametime, thesalenumberwere
193.As it is seen,salenumber decreasedas,the increaseof populationwereless.In
theseyears,sharedsalebeganto increaseandsoldplotsstartedto beusedasresidential
areas.
Between1980-1985,the populationincreasedby 808 people.As it is seen,
increaseof thepopulationwere morethanthe formeryears.At the sametime,sale
numberswerealsoincreased.A totalof 240salewereoccurred.Sharedsaleincreased
between1980-1985,too. In theseyearssale of the public landsincreasedand the
locationdemandforAyrancIlarincreased.Thepeoplewho cameforworkinglocatedill
theareasandso,thesharedsalewereincreased.
Between1985-1990thepopulationincreasedby 1050people.This increasewas
morethanformerincreases.As theunlicensedbuildingsexemptedin thisperiod,the
plotsin thecenterweresoldto peopleby treasuryandAyrancllarMunicipality.The,
saleof treasurylandsweremorethantheothertypesof public lands,as,mostof the
landsinAyrancl1arbelongto treasurythatis affectingthetreasurysalein turn. When
treasurybeganto sell its lands,this had also causedincreaseof the demandand
immigration.In theseyears,housingco-operativesand industrialareaswere also
increased.Co-operativeswerelocatedin thewestandalongthehighway.The industrial
areasarelocatedin south.As thelandpricesin theseareasarelessthantheothers.
Between1990-1997,thepopulationincreasedby 1778peopleandnow continue
toincrease.Between1990-1995thenumberof salewere1257.As it is seen,therewas
anincredibleincreaseduringtheseyearsand 395ha were sold.Between1995-1998
therewasa totalof 2063sale.Themostof thesaleof landin 30yearsperiod,occurred
between1990-1998.In theseyears,plotsdividedintosmallerparts.
Thesmallersubdivisionsoccurredinthecenterandalongthehighway.Now, the
subdivisionsstill continue.In a 8 years'periodthesaleof public landswere in the
maximumlevel.In thisperiod,therewerea lotof sharedsale.Because,oneor moreof
theshareholdersoldtheirsharesto anotherperson.Butastheothershareholdersdidnot
selltheirshares,sharedplotpreservedtheirsharedcharacteristics.Soldplotsduringthis
periodweresmallerthanthepreviousyears.
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Table6.22. Increaseof Population,Sale Numbersand Total Plot Size In 5 years'
PeriodIn AyrancllarMunicipality
YEARS
POPULATIONTHE iNCREASE OFSALETOTAL LAND SizE
POPULATION
NUMB RIN THE PERIODS
1965
1559
120
1141 0,7 Ha
1970
67
567
251161,2
1975
2246
37
9337 8
8
1
808
4022 2
5
3424
1050
26785 4
1990
4 7
7 8
06360,4 Ha
7
6 52
As it is seen,Despite, there were parallelismbetweenincreasingof the
populationand sale, they do not affect so much each other. The most important
characteristicis smallprivateplots.The smalldivisionof theplotsincreasedsale.The
fIrstyears,sold plots were abovethe 1000m2, 5000m2or 10000m2•But following
years,thisratedecreasedbelowthe1000,even500m2.The oneof themostimportant
reasonisphysicalplanningprocess.
6.2.5. THE RELATIONSHIPS BETWEEN LANDOWNERSHIP
TRANSFORMATION PROCESS AND EXISTING SPATIAL PATTERN
In AyrancI1arMunicipality,the first urbansettlementswerein thecentre and
alongthehighway,andthesprawlwastowardsnorth( in thecentre).
The area along the highway and its surroundingsencounteredresidential
development.A the sametime in this area, there are also small industrialand
commercialareas.Housing co-operativeswere generally,developedtowardsizmir.
Egekent4 and U<;pmar,Bah<;elievlerCo-operativeswhich are the biggestones
developedalongthehighwayin the west.Industrialareaswere locatedin the south
state-highwayandthisdevelopmentcontinues.As thelandpricein thisareais lessthan
theothers.Especially,the landspeculationscausedthe increaseof prices.Along the
highwayndin itssurroundingslandpriceis higher.Theseareasinitiallyownedbythe
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treasury,but with the amnestylaw, treasuryhad to sold its lands.In theseareas,
detachedand low rise housesdeveloped.But today,the co-operativesand high-rise
buildingsbeganto belocatedin thearea.Theywerelocatedespecially,in thewest, and
towardsizmir. Theselandsareeitherwithintheboarderof Ayrancl1arMunicipalityor
theothervillagecouncils.At thesametime,co-operativesbeganto be locatedin rear
areas.The landof theseco-operativeswerefIrstboughtby thepeoplefromAyrancllar
Municipalityor theothervillagecouncilsandmunicipalities(Yazlb~lMunicipalityor
Yogurt~ularVillage Council). But after that, theselandswere boughtby the co-
operatives.Duringtheyears,between1990-1998,numberof saleincreased.
Therearesmallerplotsalongthestate-highwayandin thecentre.Because,most
ofthesubdivisionswererealisedin thisareaandall of theseplotsweresubdividedand
sold.Thatof courseaffectedthe increaseof the landprice.For thatreason,all these
lands,generallydevelopedas residentialor commercialareas.In this area,thereare
peoplewhoown morethanoneplotandthisaffectedthedevelopment.Mostof thebig
landownerssoldtheirplotsby subdividingthemseveraltimes.In thecentreof mostof
theareaownedbythepeopleor theyaresharedwithtreasury.
Thenorthof theareais undertheownershipof theForestryAdministration.But
theseareasalsobeganto besold.Treasurylands,generally,werelocatedin thenorthof
thearea.In the west, the areabetweenstate-highwayand railroadbelongto two
municipalitiesand a village council. (Ayrancl1arand Y azlb~l Municipality and
Yogurt'YularVillage Council). But duringthe following years,all of theseareawas
sharedamongthesethreeadministrationsbutafterthat theyhavesoldtheirlandsto the
co-operatives.Themostof salewerethoselandslayingnexttothestate-highway.In the
southof theareatherearestill somevacantlandswhich arealsostartedto be sold..
However,theseareas,generally,weresoldto industrialestablishments.Because,such
investmentsarereadyto pay morefor the lands.Besidesthis sharedlandsarekept
vacantfora while.As it is seen,themostof theplot whichare locatedin thecentre
subdividedinto smallpartsandsold.Because,the initial settlementis locatedin this
areandthisareagrowthrapidly.The saleprocessin this areamorethanthe other
areas.Especially,locationof illegal buildingswhich are on the Treasurylandsand
exemptionf thesebuildingsincreaseddemandfor theseareas,becauseTreasurysold
mostof their lands.For that reason,a lot of public land havebeen sold. Besides
Treasurylandsthemunicipallandshavebeensold, too. Especially,in thenorth,the
landwhichbelongto threevillagecouncilsubdividedintosmallpartsandsold.In this
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area,thehousingco-operativearelocatedandbecameareasarebig plots,theselands
hashighfloorarearatio.In thesouthareawhicharelocatedsouthof themain-road,the
industrialareaswerelocatedin theseareas.Becausethebig landsare locatedin this
areaandlandvalueis lessthanthefirst industrialarea.Becauseof landspeculation.In
thefirstindustrialarea,the landssubdividedinto smallpartsandsold.Today,saleof
thepubliclands,increasingof thehousingareas,subdivisionof the landsresultof the
existingpattern,becauseexistingpatternaffectedland-ownershipstructure.The lands
whichare in the centreof the areaare smalland they developedas a housingand
commerceareaandpublic servicesareaare insufficient.Becauseof lack of big and
vacantlands.Theotherareaswhichwerelocatedsurroundingof thecentrearebigand
theydevelopedasa housingco-operativeandindustrialarea.All theseeventsaffected
thephysicalplanningprocess.Theland-ownershiptransformationprocesshasof course
affectedthephysicalplanning.Physicalplanning,the land-ownershiptransformation
processandtheexistingpatternhasmutualeffectsoneachothers.
6.2.6. THE RELATIONSHIPS BETWEEN LAND-OWNERSHIP
TRANSFORMATION PROCESS, LAND-USE AND PHYSICAL PLANNING IN
AYRANCILAR MUNICIPALITY
AyrancllarMunicipalitywas a villagewithin the sub-provincialboundaryof
Torballin 1968,thatis duringthe first cadastralsurveys.In 1968,thepopulationof
Ayrancllarwere1559.Duringwhich all of planningauthoritywasundertheMinistry
ofReconstructionandResettlement.However,therewere not any planningactivity
until1991.AyrancI1arhasbeenturnedoutto bea municipalityin 1991.Until thatany
planningactivitywerenotintroducedforAyrancllar.
But as it is known,thefIrst big subdivisionmadebefore1968.A totalof 812
plotswereestablished.But it is notpossibleto identifywheretheseplotswerelocated.
Because,in theseyearstheplotshadnot beenregistratedto title deedsyet, in other
words,duringtheseyearstheplotsdidnothaveplot numbersor places.But according
toareportwhichwasprepared theoldestmanin themunicipality,theseplotswerein
thesouthof theAyrancI1arandcloseto therailroad.The otherbig subdivisionswere
alongthestate-highway.
After 1968,the subdivisionsweremade,but mostof thesesubdivisionswere
after1992.Because,AyrancI1arbeingnominatedas a municipalityin 1991.It was
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approvedto beso in 1992.Thepopulationreachedto 4474in 1990,withanincreaseof
2795peoplebetween1970-1990.In theplan,residentialareasweremorethanthetotal
of theotherareas.Residentialareaswerein thefirst row. Total225haof landspared
forresidentialareas. This areais approximately,32%of totalplannedarea.Another
largeareais sparedfor industriesandthiscoverson areaof 120ha in total(17%).The
largestareaprovidedis for theroadsandwithinanarea252ha.This areawas35.8%of
thetotal.If it is looked at theplan, it will be seenwhole areaalongthe highway
plannedfor commercialactivity.In theplan, landsof the co-operativesin the west
(Uypmar,Bahyelievleretc.)plannedasareproposedresidentialareas.
In this plan (1996),the differencesfrom the previousone (1992)werethe
naturalconservationandtourismareas.Becausein thisplan,theseareaswerelarger
thantheywereinthe other.
The importantdifferencein this planwas the locationof industrialareas.The
industrialreaswerelocatednextto thehighwayin thenorth-eastof AyrancI1ar.Today,
therearealsosomesmallscaleindustrialunitsnextto theway.In thisplanresidential
areaswerenotsuitablefor thehigh-risebuildings.All thesemasterplandecisionswere
listedinthetable6.21.
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Table 6.23. Master Plan Decisions (1991)(1/5000)
USAGES HA%
RESiDENTIAL AREAS
225,3831,96
COMMERCIAL AREAS
14,872,11
DUCATION FACILITIES
1 51 6
HEALTH NSTITUTIONS
,10,3
MUNICIPALITY S RVICE AREA
4,058
R LIG OUS F CIL TIE
7925
SOC O-C l U l FACILITI S
69
URBA W RKING R AS
9 81
TORE A EAS
46
AFFOR STA ON AR AS
3 1244
MI IT RY E
007
G E R
48 16,82
T ISM
2
INDUS IAL
120 347 07
TU CON E TION REA
0,6
AD
252 5982
AL
7 000
In 1992andduringfollowingyears(1993,1994,1995,1996)thesubdivisionsand
thesaleincreased.The biggestsalewhich was consistedof 137salewere between
1994-1997andin theseyearstherewere1257salein total.Thesold landswere396ha
intotalareaand the most of thesesale were in privatetitle deedcharacteristic.
Although,the sale increased,the plot sizessubjectto subdivisionswere decreased.
Before90's,theplot sizeswereabove1000m2butin 90'stheplot sizedecreasedbelow
the1000m2.Thesaleof publiclandscontinuetoo,butespecially,privatisationis more
thanexpropriation.Especially,the demandis morefor treasurylands.Because,the
treasurylandslocatein theareawhichhasthehighestdemandin land-market.These
areaswerealongthestate-highwayanditssurroundings.
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If it is looked at the constructionpermits,it will be seen,thatmost of the
nsedbuildingswereintheseareasandall of thesebuildinglocatedonthetreasury
But, in 1985,allof thebuildingslicensedwithamnestylaw numbered2981.The
mgpermissionsincreasedafterthe 1991andall of theconstructionpermitswere
after1992except1985.Becausein 1985theconstructionpermitsweregivento
withamnestylaw numbered2981.All of theconstructionpermitsweregivenin
pendix2 intermsof years.
The othermasterplanwaspreparedin 1996.In thisplan,themostof thelands
illresidentialareas.A totalareaof 1198.6haprovidedfor residentialuses.There
totalareaof 973ha increasebetweentwo plans.The mostimportantreasonfor
creasewastheco-operativeareas.Because,especiallyafterthe1994,co-operative
mcreased.Uypmar,Egekentetcco-operativeshastakentheirslicensesin 1994
eyhada totalareaof27.7 ha.Theotherimportantareasweretheindustrialareas
total areaof 128.5ha (7%) was sparedfor suchuses.In this plan natural
rvation andtourismareaswere lessthanthe formerplan and roadshasalso
d thelargestarea.Thecommercialareasalsowerelessthanthepreviousplan.If
archedtheareait will be seenthat40% of theareawerefilled with building
3% of theareaweresemi-vacantand 57% of the areawerevacantin 1998.
ver,constructedareacontinueto increase,fast.
6.24.Land-usein 1998
-USE
o BUILDING BLOCK
VACANT BUILDING BLOCKS
NT BUILDING BLOCKS
HA
727
47
1032
1806
%
40
3
57
100
If it is looked at the plan it will be seenthe importantdifference.Because,
rialareaswerelocatedindifferentlands.Theywerein thesouth-west.Because,in
ormerlocation,thereappeareda land-marketwhichhadhigherlandprice.For
ason,thefactoryownersdidnotsellthelandfor theirbuilding.So,thelocationof
rialareaschangedand locatedin south-west.In this plan, theselanduseshad
areathanpreviousone.Theotherreasonfor thelocationof industrialareaswere
mallplots.In thecentreandalongthehighway,all of theplotsareverysmalland
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priceof eachof themwasveryhigh. So, it wasverydifficultto buytheplots in the
centre.But, in the south landprice was less than the otherareas,for that reason
industrieswerelocatedintheseareas.
In this plan, if it is lookedat the orderof construction,it will be seen the
differencefor thewholearea.Suchthat;In west,floorarearatio was1belowthestate-
highway.Because,this areawas also plannedfor housingco-operatives,theseareas
werecoveredbythebuildingblocksandwasplannedashigh-rised.But, in theseareas
therearedifferentconstructiondensities;for example,in somebuildingblocks,floor
arearatiowas0.20/0.80or 0.25/0.30.Because,in thisarea,thereweresuchbuildings
whichwereonthelandsnotplannedforhousingco-operatives.Theareasownedbythe
peopleandin industrialareas,floor arearatiowas0040.Themostimportantdifference
wasin thecenterof Ayrancllarandalongthehighway,thatall of this areabeingthe
oldesturbansettlementhada floor arearatiothatwasgivenaccordingto theexisting
pattern.Mostof thisareadevelopedasB-3, A-3 or B-5. The othersbuildingblocksin
thesurroundingof theoldestsettlementwerenotverydifferent.In thisareafloor area
ratiowere0.25/0.75,0.30/0.90,0.30/0.60.
Theareawhichhashighestdensityis Egekent4 co-operativeareas.The floor
arearatiois 0.25/2.The workingareasand in the otherpublic areas( greenareas,
educationareasetc.) floor arearatio is 1. As it is seen,the lands nextto the state-
highwayhasmoredenseconstructionconditions.The developmentcontinuetoward
east,southandnorth.In thewest,the developmentboarderreachedto TahtahDam
ConservationBoarder,for thatreasondevelopmenthadto continuetowardstheother
directions.
In thisplan,thebig landswhichbelongto 2 municipalitiesanda village,soldto
peopleorco-operativeareasandall of theseareasdevelopedasresidentialareas.Inthe
southof thearea,thebig landsplannedas industrialareasbecauseof contemprorary
landpricesandplot sizes.Thedevelopmentof commercialareaswereproposedalong
thehighway.The landsof big landowners,generally,werein industrialareasor in the
areaswhichareoutof theplanboundaries.At thesametime,still,therearelandsof big
landownersalongthehighway.
122
Table6.25. Master Plan Decisions (1996)(1/5000)
USAGES HA%
RESiDENTIAL AREAS
1198,666
COMMERCIAL AREAS
22,61
EDUCATION FACILITIES
96 76
H ALTH INSTITUTIONS
6,50,
M NICIPALITY S RVICE AREA
110,
RELIGIOUS IO-C l URAl FACILITIES
7
URB NWORKING REAS
3
TOR ARE S
9 85
AFFOREST ION REAS
0
I I ARY E
0,1
G EE A
2
T U SM
33
INDUSTRI EAS
8,57
NAT AL ONSE V TION AREA
13,0,8
OAD
99
AL
80600
As it is known,after1996,thesubdivisionsandsalecontinuedto increase.In 3
yearstimea totalof 806saleprocesseswereoccurredandapproximatelya totalof296
hainareahavebeensoldandnowtherearein total5 big landownersandtheyownthe
landsabove100000m2• The mostof thesalewhich is below 500m2madealsoafter
1996,too.Themostof theconstructionpermitsweregivenafter1994.
As it is seen,thesaleandthesubdivisionsaffectedthedevelopingprocessof
physicalp anningandland-use.All of theconstructionordersweredeterminedin terms
ofthissaleandsubdivisions.Therapidincreasein landmarket,affectedthedeveloping
process.Theco-operativeareaplayedan importanta partin thedevelopmentprocess.
Especially,in thewest,privatisationof thelandsof two municipalitiesandthevillage
councilin 1991hasalso affectedthis development.Because,afterthe amnestylaw,
privatisationincreased.Especially,treasuryhadsold its landsto people,in thecentre
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andalongthehighway,andtodayall of theseplotsaresmallersize.So, all of these
landsplannedas residentialor commercialareasand mostof thevacantlandswere
sharedareas.At thesametime,therearesharedplotswith treasuryin thecentreand
alongthe highway and the other public areas(greenareas,educationareasetc),
generally,belongto publicadministrations(i.e.municipality,treasury).As mostof the
planningprocess,in AyrancI1arMunicipality,transformationprocessof land-ownership
patternaffectedbysale,directedthephysicalplanningprocess.
6.3. GENERAL EVALUATION OF FINDINGS BELONGING TO
AYRANCILAR MUNICIPALITY
In AyrancI1arMunicipality, the transformationprocessof land-ownership
patterndeterminedby spatialpatternsandphysicalplanningprocessesbetween1968-
1998weretriedto beanalysed.Afterthisresearchit canbesaidtheseresults.
Within the cadastralsurveyboarderof AyrancllarMunicipality, therewere
1454.8ha areaand3875plots in 1998.Theseplots,werefirst establishmentbefore
1968andthis plot belongto a Greek farmer.The otherbig landownerwhich had
subdividedtheir landswerethetwo farmersbefore1968.The subdivisionscontinued
until1998andtodaystill continuesbut thesesubdivisionsare fewerthanfIrst ones.
However,after 1990duringregistrationprocesseswere completed,the subdivision
numbersincreasedbutsizeof plotsdecreased.Beforethe1968,812plotsin totalwere
constitutedbytheGreekfarmerandatotal80plotswereconstitutedbytwobigfarmer.
After1968subdivisionsweremade,butin 60'sand70's,thesubdivisionswhich
belongbiglandownerswerenotquietlot.Mostof thelandownersubdividedandsold
theirlands.But theseplotsdidnotdividedsomuch.Thesesubdivisionwereoccurred
alongthehighwayand its surroundings.Mostof thesesalebelongto treasury,in other
words,treasurysold their landsto people in the60's,70'sand80's.Thesesalealso
continuedin 90's. Between 1968-1975,365 sale processeswere occurred and
approximately,270haof areain totalhadchangedtheowners.In the1968therewerea
totalof5biglandowners.Thisnumberincreasedto 9 in 1970and1975.Thus,thisarea
82.2hain1968and16807hain 1970and163.1hain 1975.
In 1980,thenumberof big landownersincreasedto 10andtheyowned172.5ha
area.Thisnumberwas9 in 1985(total156.8haarea).In 1990,thisnumberdecreased
to4andatotalof 60.9ha in areabut in 1995thisnumberincreasedagainto 6 people
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anda totalof 94.2haarea.In 1998,thisnumberdecreasedto 5 andhavinganareaof
80haarea.As it is seen,the big landownernumberincreasedin 1980and it has
decreasedin 1990.But after1990,thisnumberincreasedagain.Because,in 1990the
cadastralsurveyscompletedandmostof thelandownerswereregistered.At thesame
time,after1990,thesaleof treasuryandmunicipalitylandsincreased,for thatreason,
thisnumberwas also increased.As the landmarketwereownedby thesepeople.In
1998thebig land-ownernumbersdecreasedto 5 again.In 1997the saleof treasury
landswerestoppedbuttheothersalebeganagainasa resultof thedemand.The other
importantsalewere in thesouth-west.Because,this areabelongto 3 villagecouncil
(AyrancI1ar,Yazlba~land Yogurt9ular)before 1990and after 1990all of this area
sharedbetween2 municipalities(AyrancI1arandYazlba~l)anda village(YOgurt9ular).
Afterthisshares,thelandsaleto peoplehaveincreased.Themostof theseareassoldto
housingco-operative.
In 1998,a totalof 3128saleprocessesturnedoutto be realityanda totalof
1543.7haareachangedtheirowners.This numberis morethanthetotalplot areain
1998(1454.8ha).Themostof thesalerealisedafter1990witha totalof2063sale.The
mostimportantreasonof thesesale,in 1992,thefirst masterplanbeingpreparedfor
AyrancI1arndthepopulationincreased.Between1970-1997,thepopulationincreased
4573people.
Theexistingurbanpatternis in thecenterandalongthehighwayandthemostof
thesubdivisionsandsaleweremadein theseareas.At thesametime,in thisarea,the
demandisveryhighfor thesharedlandswithtreasury.
The land-useaffectedphysicalplanningprocessin AyrancI1arMunicipality,In
thecenterthe buildingswhich are in the areaunlicenseddevelopmentexemptedby
meansof amnestylaw numbered2981. So, all of this areadevelopedas low-rise,
detachedhouseor contiguousbuilding.The areasof municipality,generallysold to
people.In theseareasconstructionorderareverydense.£=1or 0.25/2.Because,in the
otherareastherearecomplexland-ownershipattern,for thatreasonasanexceptionof
theexistingpattern,theconstructionorderincreasedastheindustrialareaslocatedon
vacantlandsandbig plots.Residentialandcommercialareasall developedalongthe
highway.
Themostimportantproblemsareinthecenterandalongthehighwayconsisting
sharedplotswithtreasuryandtheotherpeoples.Because,mostof thepeopleexpectto
125
buylandsfromtreasury.Now, forestryareasarealsogoingto beplannedfor residential
areas.
In thearea,thesaleof publiclandsdeterminesimportantproblemsfor physical
planning.The mostof thepubliclandswerealreadysoldor continueto be sold. For
thatreason,theareas,for theotherusages(education,greenareasetc)will notbe left
overandasa resulttherewill bea conurbationwith the surroundingsareasandpublic
servicesfor all thosesettlementsexpectedto be providedby mutually.Sometime,a
settlementbenefitfromthepublicservicesof theothersettlement.Becauseof lack of
theirpublicservices.
As a resultof theseinteractionbecamepoorareas.Especially,saleof thepublic
landsincreasedthis negativeresults.Because,thereare insufficientlandsfor public
services.At thesametime,mostof thepublic landssoldto co-operativeareasandso
thedensityincreasedin thisarea.For thatreason,thepublicservicesarenotprovided.
Because,theseareasareinsufficientfor this area.At thesametime,with theamnesty
law,a lot of public landsprivatised.Theseareasdevelopedas a housingareaand
subdividedinto small parts after that sold again.For that reasonmost of the big
landownerssubdividedinto partsand sold. Besidesthe privatelands,treasurylands
subdividedintopartsandprivatised.Becauseof amnestylaw.A lot of illegalbuilding
hadbeenlocatedin thetreasurylandandTreasuryprivatisedtheir landwith amnesty
lawnumbered2981.The restof the treasurylandsin theseareasare insufficientfor
publicservices.Because,theseareasaresmallfor publicservicesareas.As a resultof
thisdevelopment,hereare densebuildingin theAyrancl1arMUnIcipality.The floor
arearatioincreasedto 3 and5.Theseareasareexistingareasandtheyarelocatedin the
centreofthearea.In theco-operativeareas,thisratioincreasedto 1and2.As it is seen,
Ayrancl1arMunicipality has very dense constructionconditions. Besides these
constructionconditions,thepublicservicesarevery low. Becauseof privatisationand
subdivisionsof publiclands.Thesharedsaleincreasedthisnegativeconditions.Thebig
land-ownersincreasedlandspeculation.Because,theysubdividedtheirlandsandkeep
theselands.After theincreaseof landvaluesoldtheirlands.For thatreason,the land
speculationi creasedin this area.In the Ayrancl1arMunicipalityplot sizedecreased
afterthesubdivision.So, it is impossibletoprovidebigscalepublicservicesarea.All of
thesenegativedevelopmentsare as a resultof interactionof existingpattern,land-
ownership,andphysicalplanning.
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CHAPTER VII
GENERAL EVALUATION AND CONCLUSION
The two mainhypotheseshavebeenexplainedin chaptertwo. Oneof themis
therelationshipbetweenland-ownershipattern,land-useandphysicalplanning.The
otherhypothesisis that the structuralalterationswill occur in settlementsof the
metropolitanfringearea,andin timethesealterationswill impingeupontheexpansion
anddevelopmentof larger-cities.Therearetransformationsof land-ownershipatternin
thesestructuralalterations.
For this reason,the researchesrelatedto the transformationprocessof land-
ownershipatternhasbeenconsideredelaboratelyin thecase studyareaandthenthe
relationshippertainingtothistransformationprocess,theexistingland-useandphysical
planninghavebeensearchedin aperiodof 3 decades.
The diagnosisregardingthe land-ownershippattern,land-useand physical
planningexplainedfor thecasestudyareain thechapterVI. As a resultof thisresearch,
alterationsoccurredin the populationstructure,land-ownership atternand spatial
structureof settlementsin metropolitanfringeareas.This transformationprocesshas
beenaffectedby thephysicalplanningactionsandplanningstructureandthishasalso
affectedthe planningprocess.As a result of this interaction,therehave emerged
problemsin existingdevelopmentandspatialpatternandtherestill aremanycoststhat
aretobecoveredin thefuture.
Questionof whethertheexistingtransformationprocessor theinteractiontype
andlevelof interactiondefineswholerelationsdifferentiatingaccordingto locationof
settlements,areboundto be answered.The dimensionof this differentiationandthe
determinationsi termsof thecommoncriteria,whichtakeplacein thetransformation
processandwholerelationswill all beconsideredinthispart.
Afterthegeneralevaluationof thecasestudyarea,thetransformationprocess
andallrelationswhichhavebeenthesubjectto theresearchwill be suggestedfor the
futureinvestigations,becauseof theexistingpublicinterestandhealthyenvironment.
7.1.GENERAL EVALUATIONS OF LAND-OWNERSHIP TRANSFORMATION
PROCESS
A total of 3869 registeredplots and an areaofl454,8hain 1998and land-
ownershiptransformationsduringthelast3 decadeshaveall beensearchedin thecase
studyareaof AyranctlarMunicipality,which is locatedin thesouthof theIzmir. As a
resultof thisresearch,thefindingsrelatedto thistransformationprocesswill be, first,
definedprimarilyfor "publiclands"withinthewholearea.
7.1.1. THE DETERMINATIONS RELATED TO TRANSFORMATION
PROCESS OF PUBLIC LAND-OWNERSHIP
The landpotentialbelongingto public is quitemuch.In the first registration
year,therewere38,5haand24 plots.This rateis ratherlow, because,all plotscould
havebeenregisteredin thisyear.In 1998,therewasanareaof 497haand843plotsin
publicownership.
In time,therehavebeenmanysalefrompubliclandsto privatetitledeedlands.
Especiallyafter the amnestylaw numbered2891, the treasurylands have been
transferredto individuals.Because,therewerea lot of unlicensedconstructionin the
treasurylandandaftertheamnestylaw, all of theselandshavebeenexemptedand
transferredto individuals.At the sametime, public landshave also beensold to
individuals.
In Ayranctlar Municipality, an area of 32 ha belonging to Ayrancllar
Municipalityhasbeenprivatisedand20haof treasurylandhasalsobeenprivatisedin a
periodof 3 decades.Approximately,109,3 haof public landshavebeenprivatisedin
thisperiod.At thesametime,therealsohavebeensalesfrompublic landsto public
landsagain.A total 126ha public landshavebeensold to otherpublic institutions
again.Thus,anareaof236 hahavechangedowner,in publiclands.Most of thesesales
havebeenrealisedbetweenyears1990and1997.The biggestareashavebeensold in
theyears1987,1990,1994and1997.
Besidestheprivatisationof publiclands,therealsoareexpropriationsof private
lands.Eventhelands,whichhavebeenprivatised,havebeenexpropriatedonceagain.
Somepublicinstitutionshadto belocatedatAyrancllarMunicipalitydueto theirneed
forlargerpubliclands.For thisreason,expropriationshavebeenrealisedin this area.
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Thesepublic institutionsare D.S.I. , treasury,foundation,T.C.D.D., Ayranctlar
Municipality.Between1981-1982,an areaof 6,7 has beenexpropriatedby D.S.!..
Between1971-1973andin 1993,11,4ha areahasbeenexpropriatedby treasury,In
1976and 1993, an area of 6398m2area has been expropriatedby Ayranctlar
Municipalityandin 1971and 1998,959m2 by thefoundationandby T.C.D.D. Thus,
total18,8hahasbeenexpropriatedin AyrancI1arMunicipality.
As it can beseen,thepubliclandsarenotusedasa resultof well determined
planningpoliciesandco-ordinationin izmir metropolitanfringeareas.
The lands,whichhavebeentransferredfrompublic land-ownershipto private
ownershiphaveimportantpositionswithin the trademarket.Privatisedlands,which
havebeenobtainedfrom treasurylandsin accordanceto theamnestylaw numbered
289lhaveused to changeowners,especiallyafter 1985.The treasurylands have
continuedto beprivateplotsafterthisyear,andthisratehasincreasedafter1990and
theselandshavebeensubdividedintosmallerpartsagainandtheyweresold.But, the
Treasuryhasstoppedthesalesoftheir landsin 1997.However,thedemandfor buying
treasurylandis still too high.On accountof this,thesalesof treasurylandshavebeen
expectedto beginagainin AyranctlarMunicipality.Oftentheboughtlandssoldagain
mostimes.A totalof 818plotshavebeentransferredfrompublicownershipto private
ownership.641 of the totalplots, which havebeenprivatised,belongto AyrancI1ar
Municipalityand75of thetotalplotsbelongto treasury.Theprivatisedlandsbelonging
toAyrancI1arMunicipalityaremorethanthetreasurylands.Becausemostof thelands
belongingto AyranctlarMunicipalityhad previouslybelongedto treasury,but the
treasuryhastransferredtheirlandsto AyranctlarMunicipalityandthenthemunicipality
hasthenprivatisedtheselands.Besides,therealsoaresalesfrompublicownershipto
publicownership.A total619plothavebeentransferred.Most of theseplotshavebeen
transferredfromtreasurylandsto AyranctlarMunicipality.
Most peoplehave boughttheir lands from public ownershipfor speculative
purposes.Althoughtheyarenot in needof theseplots,theyinsiston buyingothersin
AyrancI1arMunicipality.Theygenerallyarebig land-owners.
Thepublicland-ownershiphasdisplayeda transformationcharacteristicduring
thelast3 decadesin such a manneras explained.If a differentpolitic had been
developedfor publiclands,thepotentialandtypeof developmentin thesouthaxisof
izmirwouldhavebeendifferent,aswell.
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At thisstage,thefindingsrelatedto physicalplanningdecisionsof public land
forthenext10year,will beconsideredwithintherelationshipbetweenland-ownership,
land-useandphysicalplanning.
7.1.2.THE FINDINGS RELATED TO TRANSFORMATION PROCESS OF
PRIVATE LAND-OWNERSHIP
Thereis a totalof 925haof areaincluding3026plotsin thecasestudyareain
1998.It can be revealedthatthis informationindicatesa transformationprocessof
privateland-ownershipforaperiodof 3decades.
Duringthe30 yearsduringtheof this transformationprocess,thesizesof the
privatelandshavefluctuated.Theplotsizeshaveincreaseduntil 1980,butthisratehas
declinedbytheyear1985andthenhasrisenupagainuntil1998.At thesametime,plot
numbersalso seemto be appearedfluctuated.But, especiallyafter 1990,the plot
numbershave increasedso much.Because,AyrancI1arhasbecomea municipalityin
1991andin accordancewith this,landspeculationandsaleshavealsobeensubjectto
anincreaseafter1990.For thisreason,thelandshavebeensubdividedto besold.The
reasonof theunevenchangeof plot sizesandplot numbersis thattheregistrationwas
notcompleteuntil 1990,and that in 1990,the registrationof all plots have been
completed.Theplotsizeswere584hain 1968increasingupto 924hain 1998.
In AyrancI1arMunicipalitythe biggestsubdivisionhasbeenmadebeforethe
fIrstregistrationyear.The 810plotscouldbeobtainedfromthissubdivision.The land
belongstoabig landowner,whois a Greekfarmer.Theattainedplotsareabove1000m2
insize.Theseplotsfirstpassedto threevillagecouncilsandthenbeensubdividedinto
smallerparts.The other importantsubdivisionshavebeenobtainedfrom 42 plots.
Previously,theseplots were belongingto a big landownerand this owner had
subdividedthisplotinto42parts.Afterthis,hehasbegunto selltheseplots.Theseplots
wereabove10000m2in size.The othersubdivisionhasbeenrealisedfor 38plots.This
plotbelongedto anotherbig landowner,whohassubdividedhisplotssmallerpartsand
beguntosellthemall. Theresultantplotswereabove1000m2in size.
Afterthefirst registrationyear,therehavebeenbig subdivisions.The biggest
subdivisionconsistedof 69 plots.This hasbeenrealisedin 1994andhadan areaof
26250m2• Thisplotwassharedbeforethesubdivision.Theaimof thissubdivisionwas
toremovetheshare.Anotherbig subdivisionhasresultedin 68plotsandthelandhad
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anareaof27769m2 in total.It wasrealisedin 1993a sharedplot.Theseplotshavethen
beensubdividedintosmallerpartsto removetheshares.Thethirdbigsubdivisionhas
beenmadein 1997forming59 plotsin anareaof 22000m2•The subdividedplot size
wasgenerallybetween0-500m2and the width of the roadsbetween5-7m in the
subdividedarea.Thesearevery narrowandtheyarenotcommonusageareas.
In additionto thesesubdivisions,therealsohasbeenunification.A totalof 322
plotshavebeenunifiedin theAyrancuarMunicipality.Someof theseunifiedplots,had
beensubdividedinto smallerparts prior to unification.This unificationhas been
explainedinthechapterVI.
The sharedtitledeedplotsnumbersandsizeshavebothincreasedcontinuously
since1968.At thesametime,theshareholdernumbershaveincreaseduntil 1995.In
1968,thesharedtitledeedplotswere52,thenumberincreasingupto 322in 1998,and
theplotsizeswere55,3in 1968,reaching242,8hain 1998.
Plot sizeandplotnumbersof privatetitledeedplotshavefluctuatedtheprocess.
Theplotsizehaveincreaseduntil 1975,butafterthisyear,thisratehasdeclineddown
until1990 andthenrisenup againin 1990,becausetheregistrationof all plotswere
completedin 1990.But aftertheyear1990,theplot sizehasdecreasedagain.In 1968,
theplotsizeof privatetitledeedplotswere529,8ha in area,but in 1998reachinga
levelof 682,2ha. The plot numbersof private title deedplots displaythe same
character,too. The numberhas increaseduntil 1975,declining downuntil 1985,and
afterthe1975decliningmoreuntil 1985.After 1985,thisnumberhasrisenmoreand
more.Theplotnumberswere646in 1968,but2704in 1998.The22%(153,2ha)of the
privatetitledeedplotscorrespondingto anareaof 682,2habelongedto only 15people
inAyrancuarMunicipality.These15peopleconstitute0,5%of thetotallandowners.As
itcanbe seen,thereis a big increasein the land-ownership.The increaseof land-
ownershipin smallerplots can be notifiedfor the last 3 decades.In 1990,all plot
registrationshavebeencompletedwiththelandsizeof privatelandsas882haandplot
numbersa 1136andin the1998,thelandsizeof privatelandare959andplotnumbers
are3026.The landsizehas increased77 ha,but theplot numbershaveincreasedto
reach1890plots.
In 3 decades,a total of 3128 saleshave been realised in the AyrancI1ar
Municipalityanda totalof 1543,7haareahaschangedownersin thesesales.Increase
theplotnumbersof privateland-ownershipcan be searched,it can be seenthatthe
numberof plots is 3026.Thus the saleprocesswas 1,1 multipleof the total plot
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numbersin 1998.In accordance,thelandon which230000peoplecanlive havebeen
solduntil 1998.In 1998,total 6252peoplehavesettledat Ayrancl1arMunicipality.
(assumedto be150person/hain grossdensity).Most oftheseareasarevacantoday.If
themoney,whichhasbeenusedfor this landtradecouldhavebeenusedfor another
productivesector,plenty of public servicesor interestwould be achieved in the
developmentprocess.
After the 1991, (Ayrancl1arhasbecomea municipalityin this year),thesale
processeshasincreased.Most of thesesalehavebeenrealisedbetween1991-1998.The
mostimportantreasonof thesesalesare the subdivisions.The subdivisionhasalso
increasedbetweenthese yearsandthe subdividedplot numberswereverysmall.In
general,theywerebetween0-500m2.Anotherimportantreasonof thesaleis themaster
planwhichhasbeenpreparedforAyrancl1arMunicipalityin 1991and1995.First, the
mostof thesold plots havebeenprivatisedby treasuryand themunicipality.These
plots,hadprimarilyprivatisedby treasury andmunicipalityandthenhavebeensold
againto individuals.Most of theseareaswerelocatedatthecentreof AyrancI.1arand
alongthehighway.The otherreasonof salewasthatthesharedsale,hasbeenbanned
by thedevelopmentactnumbered3194.Owingto this,mostsharedtitledeedplotswere
soldtoindividuals.
In thestudyarea50%of all soldplotswereboughtfor resale,again.3128sales
havebeenrealisedon accountof 2505plotsand467of theseplotshavebeensold for
onlyonce.Theremaining464plotshavebeensoldfor minimumtwotimesor over.
Most of thesale,havebeenrealisedat thecentreof Ayrancl1arandalongthe
highway.Most of thesales,werefromprivatetitledeedplotsto privatetitledeedplots
inAyrancl1arMunicipality. The44%ofthetotalsaleswereof thistype.(1381plot).In
thesecondrow,therearesaletypesin thefromof sharedtitledeedplotsto privatetitle
deedplots.The37%of thetotalsalesthenhavebeensoldfromsharedtitledeedplotsto
privatetitledeedplots.(1170).
In 3 decadesperiod,thefindingsrelatedto thetransformationprocessof land-
ownershippatternhasbeenexplainedin Ayrancl1arMunicipalityandnowthefindings,
fortheexistingand developingland-use,planninginstitutionand physicalplanning
processwill beexplainedinthefollowingpart.
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7.1.3. GENERAL EVALUATIONS OF RELATIONSHIPS BETWEEN
PHYSICAL PLANNING PROCESS, EXISTING AND DEVELOPING LAND-
USESTRUCTURE AND LAND-OWNERSHIP TRANSFORMATION PROCESS
In thesixthpart,threedifferentperiodshaveemergedin theresearchin termsof
allof relationshipsconsidered.Theseperiods:
• Theperioduntilthefirstregistrationyear(1968)
• Theperiodbetween1968-1990
• Theperiodafter1990
1. Theperioduntilthefirstregistrationyear(1968):Until 1968,AyrancI1ar
Municipalityhasbeena verysmallvillage.This areahadbelongedto Greeks,butafter
theWarbeentransferredto Turks.Therewereverybigplotsbefore1968in AyrancI1ar.
Thepopulationwasvery low. It was 1559in 1965andtheywereallocatedalongthe
highway.All of the landswereusedas agriculturalandsandduringthoseyears,the
immigrationto AyrancI1arfromothercitiesor settlementshad increased.All villages
thendependedon DevelopmentAct numbered6785andVillage actnumbered442.I
Considerationsreferringto theseyears,will setforththefollowingfindings;In 1968,
therewere712plotsand698of theseplotsbelongedto privatetitledeedplots.In these
years,thebiggestsubdivisionhasemergedin AyrancllarMunicipality.As aresultof the
biggestsubdivision;therehaveemerged810 plots all belongingto a Greek farmer.
Afterthatthisplot hasbeentransferredto threevillagesandthesevillageshavebeen
furthersubdividedinto smallerplotsto be sold in AyrancI1ar.All of thesepartswere
above1000m2•Thus,theywerebigplots.As a resultof theothertwo big subdivisions
42 plotsand38plotshaveemerged.After thesecondsubdivisionhascreated42 plots
allabove1000m2•A total994saleshavebeenrealisedbefore1968.
In these years, the plot size generally were between 0-50000m2• The
subdivisionsandsales,generallytook placein thealongthewayandcentre.The big
plotswerelocatedgenerallyatthesouthof thearea.Thereasonof plot subdivision,in
thoseyears,wastheincreaseof theirattractivenessfor location.Because,then,there
wereanabundancyof places (Most of themnotbeingregistered.)for location.But,
therewerea fewpeopleor familyin thesettlementandall of themwereworkingin the
agriculturalsector.
:2. The period IS between 1968-1990:During these years, no planswere
preparedforAyrancI1ar,andit stillwasavillagedependingonTorbah.
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In theseyears,thesaleshavebeenincreasedbothforprivateor sharedtitle
deedplots.Thepopulationhadincreasedupto 2795people.Thetotalof numbersales
was1065between1968-1990in AyrancI1arMunicipality.Thenumberwas 18in 1968,.
reaching82in 1990.
Theareahasalsoincreasedbetweentheseyears.Theareahasgrowntowardsto
Izmirandthenortherndirectionof thearea.Theseyears,mostof thedwellingswere
locatedontreasurylandsasunlicensedconstruction.All unlicensedconstructionshave
beenexemptedbytheAmnestylawnumbered2981in 1985.So,theseexemptionshave
acceleratedthedevelopmentprocessand landdemandfrom treasury.On accountof
this,thelandspeculationhasbeenfavouredin theseyears.Especially,the landswere
locatedatthenorthof theroad.At thoseyears,landsweresubdividedintosmallerplots
fordwellings.All thoselands,whichhadunlicensedconstruction,havebeenprivatised
in 1985.Thus,theland-ownershiptransformationprocessfrompublic landsto private
landshasincreasinglybeenrealisedbetweentheseyears.107,7ha in areahavebeen
transferredfrompubliclandsto publicor privatelands.An areaof approximately,18ha
hasbeenareaexpropriatedbetween1968-1990and most of theseareashad been
privatisedpriorto expropriation.
Duringtheseyears,the land-useof theareaalsohavechanged.The industrial
unitshavebegunto be locatedat in AyrancI1ar.Theywerelocatedalongthehighway
andthentheyhavechosendifferentareason thesouth.The otherland-useshavealso
increasedin thearea.Thecommercialunitsandothersocialfacilitieshaveincreasedin
thearea,too. In theseyears,thedevelopmentof housingestatescanbe monitored,as
well.Duringtheseyears,theunlicensedconstruction,subdivisionsandsharedsale,all
ofwhichareillegal,werenottakenundercontrol.For thisreason,theseparationtypein
thearea,havebeendeterminedby subdividedplots andsharedsales.The villagesor
othersettlementswhichhavebeenlocatednearthearea,havedevelopedas leapfrog,in
thevacantlandssometimesof privateor othertimesof public ownership.The plots
boughtfromindividualsor fromthe public institutionscanevenbelongto only one
person.
In AyrancilarMunicipality;the numberof sharedplots type have increased
between1968-1998.In theseyears,therewere sharedpublic lands,too. Someof the
landshavebeen sharedin betweenother public institutions,or private peoples.
Especiallythetreasurylandsandvillage landshavebeensharedby peopleor other
institutions.Therewere497,4haof sharedpubliclandsin 1998.
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Thisperiod,therewasanuncontrolledanduntidydevelopmentintheareadueto
the lack of techniqueand social infrastructurebeing the by-productthe rapid
developmentprocess.Oneof themostimportanthingsis that,theplanhasnotbeenyet
preparedfor AyrancIlar,andthedevelopedhousingareaswerefirst detachedandhad
onlyoneor two floor. But aftertherapiddevelopment,heapartmenthousesbeganto
be locatedin thoseareas.So, the areahas developedlackingany public services.
Because,mostpubliclandshavebeenprivatisedandbeensharedby privatelands.For
thisreason,theAyrancIlarMunicipalityhasdevelopedverydensely.Thereespecially
areaverydensepatternof buildingsinthecentreof thearea.This arehasincreasedup
to5. In theotherareas,in thenorthandalongtheway,particularlytheco-operative
areashavedeveloped.Theseareasareverydenseandtheydonothavesufficientpublic
services.Theseareasalso, affectthe otherones. The sharedplots have adversely
affectedthedevelopmentstakingplacein thearea.Most privateplots,especiallythose
inthecentre,havebeensharedbypubliclandsandareverysmall.But, still thesaleof
thesepubliclandscontinue,becausethedemandfor theselandsaretoo much.For this
reason,smallplots form a very denseareain the centre.Because,insteadof the
detachedhouses,apartmenthousestakeplace.The co-operativeareashaveespecially
causedthesedenseconstructions.After the formationof thesedenseconstruction
conditions,poorareashaveemerged.Becausethepublicservicesinsufficientfor thew
entirearea.Butthesenegativeconditionshaveparticularlybeenincreasedaftertheyear
1990,duringwhichall registrationof plotshavebeencompleted.Co-operativeareas
haveincreasedafter1990,too.
3. 1990andafterthat:In 1985,structuralalterationshavebeguntotake placein
planninginstitutions.The DevelopmentAct numbered3194has also beenput into
execution.Planningauthoritieshavebeentransferredfrom centraladministrationsto
localadministrationsandthelarger-citymunicipalityandsub-provincesmunicipalities,
allhavebeenfoundedaccordingto theMunicipalitiesAct numbered3030.Ayrancuar
villagehasbecomea municipalityin 1991.Thus,itsfirstplanhasbeenmadein 1992.
TheAyrancIlarMunicipalityhasgonethrougharapiddevelopmentprocesswith
thefirstplan.Accordingto thisplan,totalareaof 705areahasbeenplanned.225haof
thisareahasbeenallocatedto residentialareasand120haareato industrialareas.The
roadsoccupiedan areaof 252 ha. The remainingarea(108ha) was allocatedto the
otheruses.Thesecondmasterplanhasbeenpreparedin 1996for Ayrancllar.By this
plan,theamountof plannedareaswere increased.The totalplannedwas 1806ha in
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1996.1198haareaof 1806hato beresidentialareas.Industrialareaswere128ha.The
roadshadcoveredanareaof 299ha.289hawereallocatedtotheotheruses.The land-
ownershipatternhasaffectedthephysicalplans.All privatelandshavebeenallocated
tohousing,commerceandindustrialareasandpubliclandstopublicservices(education
area,socio-culturalfacilities,greenareasetc.).Thebig publiclandshavebeensoldto
co-operatives,where the floor arearatio is kept rathervery high. The centreof
Ayrancl1arMunicipalityhasdevelopedasahousingandcommercearea.Thesaleshave
beenmaximumin thisarea,suchthatthelandvaluesalsohaverisenup. Owingto this,
theindustrialareaswerepreferredto belocatedonthesouthof themainroadandonthe
bigplots,because,the landvaluesare less thanthe otherareas,and because,the
demandin thecentreandalongtheway is morethantheotherareas.At thesametime,
intheseareas,theplotsizeis smallandsomeplotsshared.For thisreason,publicareas
werenot allocatedto any activities.For example,thereare not sufficientareasfor
education,green,socialetc.Areas,becausetheplot sizeis smallandpubliclandshave
decreasedin this areas.Becauseof privatisationand amnestylaw. In the centreand
alongtheway,thefloor ratioareahasincreasedto 3 and5.Thus,in thefirstsettlement,
thefloorarearatioarehigh.Becauseall of theareashavebeenfilled.As it canbeseen
intheplan,publiclandshavebeenallocatedto commonusageareas,andprivatelands
tohousingandcommerceareas.Big landshavebeenallocatedto housingco-operative
areasandindustrialareas.The landspeculationhasdeterminedthe locationof these
uses.
Ifthe land-useofthe year1998is examinedit canbeunderstoodthatthereexists
a lotof vacantareasin AyranctlarMunicipality.There were 727 ha of land-filled
buildingblocks,47 haof semi-vacantbuildingblocksand 1032ha of vacantbuilding
blocks.Thus,57%of theareastillwasvacantin the1998.
Thepopulationhasincreasedup to 6252in 1997.Todaythis increasecontinues
inAyranctlar.The landspeculationhasincreasedasa resultof themasterplanandthe
choicesbeingpresentedto thearea.Hence,thesubdivisionsaleshaveincreasedmore
rapidly.The subdividedplot sizes have decreasedduring theseyears.They were
betweengenerally0-500m2in size.Thereevenwereplotsbelow100m2•The big plot
ownershavesubdividedtheirlandsandhavebegunto sellthesesmallerlands.In those
years,there were many subdivisions for public lands as welL The public
administrationshavesubdividedandprivatisedtheir lands.Especially,the demandis
morealongthewaythathasthehighestlandvalue,thantheotherareas.Most of these
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areasbelongto treasury.The valueof theselandshaveincreased,astheyhaveturned
outto bebuildingplots.
Most of thesubdivisionshavebeenlocatedalongthehighwayandin thecentre
of Ayranctlar.Thesesubdivisionshaveexpandedtowardsthe northandsouthof the
area.In that year,a totalof 364plotsweresubdividedintosmallerpartandso,2275
newplotswereestablishedin Ayranctlarbetween1991-1998.Afterthefirstregistration
year,thebiggestplot subdivisionhasbeenmadebetween1991-1998.In theseyears,7
plotsweresubdividedinto smallerparts,which werethe biggestsubdivisions,anda
totalof 480plotshavebeenattainedbetween1991and1998.
The salenumberhasincreasedbetween1991-1998in Ayrancl1arMunicipality.
Thetotalsalenumberwas1910in theseyearsandmostof themwereprivatesales(925
plots).Thesalefromsharedtoprivatetitledeedplotshaveincreased,asthe sharedsale
werebannedin 1985with thedevelopmentactnumbered3194.Thesetypeof sales
werein thesecondrow amongall salesand660hahavebeensoldbetweentheyears
1991-1998.
In theseyears,thehousingco-operativeareaswere locatedin the Ayranctlar.
32,2ha areahavebeenallocatedto co-operatives.The most importantco-operative
belongsto Egekent4. It hasbeenlocatedalongthehighwaytowardsthewestof the
area.It is oneof thenearestco-operativesto izmir. The otherimportantoneis Uvpmar
housingco-operative.This housingco-operativeareahas beenlocatedat the area
oppositeto theEgekent4. Most of theconstructionof theseco-operativeareashave
beencompleted.Therealsoaredifferentco-operativeareasotherthanthese.Especially,
after1990co-operativeareashavedevelopedin AyranctlarMunicipality.Most of them
havebecomeexpropriatedplotsandthe initial ownerof theseareasweretreasuryor
municipality.But afterbeingprivatised,theseareashavebeenboughtby co-operatives.
Theco-operativeareas,wereparticularlylocatedatthepubliclands.The co-operative
areas,beinglocatedtowardsthesouthof thearea,oreviouslybelongedto threevillage
councils.Then, theyhavebeensoldto co-operativeareas.The landswhichbelongto
Egekent4 alsobelongedto Treasuryandtoday,themunicipalandsstill arebeingsold
toco-operativeareas,too. As it canbe seen,theco-operativeareas,all takeplaceon
publiclands.
At the sametime,therecan be observeda piecemealplanningapproachin
Ayrancl1arMunicipality.Theseplanshavebeenpreparedby somebig land-owners.In
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thisway, the speedof physicalplanningprocesshas increased.Theseplannedareas
haveparticularlybeenlocatedonsouthof theareabetweenbiglands.
If one is to only look at the physicalplan, it canbe possibleto distinguish
betweenthepublicandprivatelands.It is not necessaryto makecadastralsurveyin
orderto distinguishprivateandpublic lands,because,in general,public landshave
oftenbeenleft for commonusagearease.g.socialor educationalfacilities,greenareas,
sportareaetc.Theprivatelandshavebeenleft for residential,industrialareas,parking
area,smallgreenareaandroadsetc. On accountof this, thepublic landsare to be
diagnosticfor locationof urbanandzonalservices.
In themasterplan,thecommonusageareasarea few, andmostof themhave
notbeenavailedfor development.Somepubliclandshavebeenplannedasresidential
areasor otheruses,too caUlsing,landspeculationto increasein theseareas,andsome
big landownersto receiveunearnedincomes.In the masterplan, there are high
constructionratios. Especially, in the co-operativeareas,the floor area ratio has
increasedupto2.Egekent4 hasthehighestfloorarearatio.Hereit is 2 andintheother
co-operativeareas,thefloor arearatiois 1.The floor arearatiois differentin thewhole
area.This ratio decreasesdown to 0,50.If floor arearatio is takenas 0,80 on the
average,theconstructionrightwill be958haof areafor AyrancllarMunicipality.Thus,
approximately,300000peoplecanlive in thisarea.Therefore,thelandspeculationcan
saidto be increasedin theareaandbig land-ownersthencanrecievehigh unearned
incomes.In otherways,afterthe masterplanthe new commonusageareaswill be
neededby all inhabitantsof in theareas.So, themunicipalitywill haveto expropriate
newareasfor services.For thatreason,thisrapidurbanisationwill notbefor thebenefit
ofthepublic.
The existingland-ownershipatternand land-use,both influencethephysical
planningin thedeterminationof thedensitydecisions.In thearea,thedensityproposals
havebeendeterminedasto accordtheexistingsettlementpatternsalongthehighway
andatthecentre.Thentheotherareashavebeenaffectedby theexistingpattern,too.
Thenewdensityproposalsweredeterminedaccordingto existingpattern.This existing
patternhasaffectedtheroad,commonusageareasandtheotherareas,too.Whereasthe
roadsin theexistingpatternareverynarrow,thecommonusageareasarequize less.
Mostof theareahavebeenallocatedto residentialandindustrialareas.Even someof
theexistingpubliclandshavebeenallocatedresidentialareasin themasterplan.
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Theexistingland-ownershipatternandland-usebothaffecttheimplementation
of planningdecisions,directly.The unplannedexistingareaobstructstheconstruction
of socialandinfrastructurefacilities.For this reason,thehighcostsareto bepaid for
thesocialandinfrastructureservices.At thesametime,thesharedplotsobstructthe
implementationof theplan.
In vacantareas,there emergedifferent interactions.For example,the co-
operativeareas,firstlyhavebeenlocatedin theseareas.Theseareaswereboughtfrom
individuals.The co-operativeareashave increasedin AyrancI1arresulting in a
piecemealplanto bepreparedfortheseareas.So,theotherplotshavealsebeensubject
toarisein number,because,for thesepiecemealplans,theinfrastructureserviceshave
notbeeneffectivelyprepared.So, the otherplotswill benefitfromthe infrastructure
servicesof co-operativeareas.Thesepiecemealplansoutof the1992plans1996plans
wereincludedintheseareas.
As it canbeseen,theland-ownershipatternaffectstheimplementationof plan,
theexpansiondirectionof thesettlementandthesocialandinfrastructureservices.
In thispart,atransformationprocesshasbeenexplainedwithintheresultof the
researches.This transformationprocessis thetransformationprocessof thesettlements
nearthe larger-citiesand the metropolitanfringe areas.The suggestionswill be
introducedin thefollowingpartsasaresultof thisresearch,bothfor thissettlementand
fortheothers,whichwill haveto facesuchtransformationprocess.
7.2.THE CONCLUSION AND SUGGESTIONS
The finding of this researchemergeas a resuhof the type of urbanisation,
planningpoliciesandinstitutionalstructureof our country,whicharetestedby means
ofdataprovidedin thecasestudyareaof AyrancI1arMunicipality.An relationships
havebeenanalysedinthisresearch.
Aftertherapidpopulationincreasein Izmir, somepeoplehavebegunto settlein
thefringearea.As a resultof development,mostof thevillagesin thefringeareahave
becomemunicipalities.
After the act numbered3030,mostof thephysicalplanningauthoritieshave
beentransferredtomunicipalities.For thisreason,thedevelopmentof thesettlementsin
thefringe,couldnot be controlled.So, the peoplewhich work in the larger-cityor
aroundofthecityhavebegunto settlein thesesettlementsor villages.The laws,which
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wereputintoexecutionhavegivenpermissionto subdivisionsandsharedsalesandthey
havegottenoutof control.The atmosphereis to be quiteappropriatefor sellers.The
tradetaxis verylow andin a shorttime,boughtlandscanbesoldhigherpricesthanthe
fIrstprice.
In thisperiod,thepopulationincreasehasbeenlow in themunicipalitybeing
analysed.However,thesubdivisionsandthe salewerehigh. Especially,in the lands
whichbelongedto treasuryandmunicipality,thesubdivisionandsalesweremorethan
otherlands.At the sametime sharedsaleshaveincreasedduringtheseyears.The
treasuryandmunicipalitylandhave,begunto besoldaftertheamnestylaw numbered
2981.Especially,theco-operativeareashavechosenthetreasuryandmunicipallands
forsettlingon thevacantareas.In thisway,suchattemptshaveformeda newattractive
areain thefringeareas.In theseareasthedwellingsectortakesthe first in row. The
attractivityof thefringeareahascausedthepopulationof larger-cityto totallyincrease.
Thevillagelandmarketthenis activated,becauseof thebannedsharedsales.So, the
saleof privatetitle deed plots and big plots have increased.The new and big
landownershaveacceleratedthephysicalplanningprocessin thisnewlandmarketand
thepiecemealplanshavebegunto be preparedin vacantareasfor location.In the
producedphysicalplans,the evidenceof the land-ownershipin boththe locationof
land-usetypesand the densityproposals,can be seen.The existingland-ownership
patternandland-usehaveaffectedthephysicalplanningdecisions,atthesametime,the
physicalplanningdecisionsaffecttheexistingpattern.As a resultof this interaction,
socialandeconomiccostshavebeenraisedin thearea.
Somenegativeeffectshavebeenfoundin thetransformationprocessof thecase
studyarea.If the areahad beenplannedin accordancewith appropriateland and
housingpolicies,thisnegationcouldhavebeenprevented.Today,thecostof theresults
oftheseprocessestill haveto bepaid.Thesenegationsasfollows;
• Thelackof datarelatedto publiclandsstock,
• The lack of sensitive,consistedpoliciesrelatedto the usageof public landsand
extravagantconsumptionof publiclands,
• Inthefringearea,thespatialdevelopmentnotbeingdirectedwithinthevillageand
thelack of both technical and social infrastructures.Thus, the formationof
unhealthyenvironment,
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• Formationof toosmallsubdivisionscausednarrowroadsandso,physicalplanning
decisionsnotbeingimplemented,
• Formationof complexland-ownershipandimplementationf physicalplanning
decisionsbecamingmoredifficult.
• Theuntidyspatialpattern,of subdividedandsharedplots,increasingthecostofthe
implementationofthephysicalplanningdecisionswhichhavebeenproduced,
• Thevacantareasbeingsubjectounearnedincomewithintheurbandevelopment
areas,first beingtransferredto a few landownersas a resultof the urban
development.Thepublicbothleavingtheirlandstocksforcommonusageareaand
it expropriatesthelargeareasfor socialandtechnicalinfrastructure.Thus,great
coststobepaid.
Thetradeprocesshasbeenmadeforspeculativeexpectations.For thisreason,
themonetarysources,whichcanbetransferredtoproductivesectors,areusedfor
speculativeexpectations.
Thesuggestions,whichweretoprovidesolutionsfortheproblemshaveto be
consideredin relationwiththeconceptsof administration,politic,planningand
implementation.Some suggestionspertainingto the managementof the
metropolitancity andurbanlandpolicieswill begiveninthenextpart.
Thesurroundingsettlementsofthemetropolitancityandtheareasbetweenthese
settlements,bothappearto be subjecto verydensedevelopmentsandintense
propertymovement.Henceforth,thesettlementshavebeenaffectedbytheurban
developmentsin thefringeareas.Firstof all, thelarger-cityandthesettlements
surroundingthecityhavetobeconsideredholisticallyandthedevelopmenthasto
controlled.
Thewholeof settlementsreliantontheto larger-cityin termsof dailylabour
force,haveto bedefinedfor theboundaryof adjacentareas(mucavirsahasmlfl)
andthemunicipalitieshavetostudiedtogetherwiththelarger-citymunicipality,and
withinco-ordination.Thus,suchareasshouldbeincludedwithina management
hierarchy.
Wholemasterplans,in a hierarchicaladministrativestructurehaveto be
preparedby the larger-citymunicipalityand localdevelopmentplanshaveto be
preparedbysub-provincialmunicipalitiessuchthatithastobecomplywiththemaster
plandecisionsandbecontrolledbythelarger-city.At thesametime,thelandpolicies
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have been determinedfor these lands which appearto be available for urban
developmentaroundthelarger-city.
The landpolicies,of urbandevelopmenthaveaswell beenrealisedin thearea.
Accordingtotheadoptedregulations,subdivisionshavebeenpermittedtotakeplacein
theseareasandthesesubdivisionscouldavailfor theformationof smallplotsandof the
narrowroadsto passby in theseplots.Therehavenotbeenleftanylandsto beusedfor
commonusagesexceptfor the roadsandthus,all public landshavebeenleft for
commonusages.Only the"arrangementshare"of 35%of theprivatelandscanbe left
forcommonuseareasas. If theseareasareabove35%, furtherexceptionsareto be
takeninthearea.But asit is known,thisrateis verylow for developmentareasof high
density.In AyrancuarMunicipality,the floor arearatio is differentand high. For
example,in thesameregion,theratiois 2-1-0,80-0,50etc.As it canbeseen,therewere
areasveryhigh densityin Ayrancllar.If the floor ratio areais 1 the net population
densitywill be400person/ha.So, approximately,45%of developmentareahasto be
leftforcommonusageareasandit hasto belongto publicland-ownership.In brief,all
publiclandswithinplannedareashavebeenleftfor commonusageareasandtherestill
isanecessityfor landin aratioof 12%.For thisreason,thenewexpropriationwill have
tobemadeby publicandthecostof thetechnicalandsocialinfrastructurewill haveto
beundertakenbypublic.For example,apersonwhohasbought10000m2canconstruct
100 dwellingsand he can receivegreatamountsof unearnedincome,however,the
publicwill beunderbigcosts.Whereasthecostsareto besharedinbetweenpublicand
privatelandowners,thelandowners,whohavesettledathighdensityareas,getto more
desertionand thosewho have settledat low densityareasless desertion.In brief,
dependingon to densityof the settlementhecommonusageareashaveto be left
vacantbylandowners,irrespectiveof anychargeforpublicin thedevelopmentareasg.
The differentdensityzonesanddesertionrateshaveto be determinedby the
plans.Thedesertionrateof everyplotanditsdensityzonehaveto beregisteredin title
deeds.Then,everybodycanbe informedaboutthe constructionrateof plots.In this
way,landspeculationcan be prevented.So, public landscan benefitfrom different
services.For example,an areaneededfor suchactivitieslike the city parks,sports
complexoruniversitycanbeprovidedinurbanor regionalscales.As theseareascannot
beprovidedwith desertions,co-operativeareashave to be providedfor the first
dwellings,thelandscanberentedbythelowerincomegroupsfor constructionof their
dwelling.The lands,whichareallocatedto thecommonusescanbesoldsuchthatthe
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publiclandsstockcanbekeptfor future.Firstof all, theentireinventoryof public land
stockhasto beprepared.
Accordingto theselandpoliciesbeingsuggestedin thefirstplace,thesensitive
planhasto bepreparedfortheexistingpatternandbasicinfrastructureproblemshaveto
beencountered.For thenewcomingpopulationwho arethesettlein theareain the
future,the landshaveto be providedaccordingtheto planningpoliciesandphysical
planning;and the treasuryand municipalitylandscan be rentedto the low income
groupsfor constructionof theirdwelling.The land-ownershipshouldbekeptin public
handsfor a longtimespan.If thesettlementuniteswiththelarger-city,theselandswill
beusedasresidentialareaswheresufficientlyplannedurbanareascanbeachieved.
For therealizationof all thesesuggestions,alterationsin legalandinstitutional
structurearenecessity.Furthermore,thefollowingcanbesuggestedfor thedirectionof
developmentin fringeareas.
Existingboundariesof adjacentareashaveto besearchedagainconsideringthe
currentandpotentialdevelopments.They shouldevenbeexpanded.The subdivisions,
whichwere madeaccordingto regulations,haveto be bannedin the boundariesof
adjacentarea.First of all, theplanhasto bepreparedfor thesolutionof technical,and
social infrastructureof the existing patternand direction of development.The
developmentplanshavetobeimplementedonebyone.Arrangementsrelatedtothe 18th
Itemof theplanningstagefor thedevelopmentareashaveto beaccomplishedandthese
boundarieshaveto beindicatedontheplans.
The inventoryhasto bepreparedfor allpublic landsandthepolicieshaveto be
producedforuseof theselandsfor longertimesin thewholecity,andthesaleof public
landshaveto beprohibited.
Certainly,someadverseffectsidentified,can be decreasedby a definiterate.
Thealterationsrelatedto institutionshaveto be realisedto achieveradicalsolutions.
Settlementswhichsurroundthecentralcityaffectthe metropolitandevelopment.
Consequently,the metropolitancities affect the settlementwithin their
surroundingandin turnthesettlementsaffectthemetropolitancities,too. Only, some
settlementsof thefringeareaarelocatedin placeof thefirstvillagesin thefringearea.
Thus,the transformationprocessof thesevillageshaveto be well understoodand
controlled.
In thisstudy;ahhoughthetransformationprocessof socialstructureis oneof the
mostimportantfactorsit cannotbeanalysedin thecasestudyarea,becauseof lackof
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timeandcapacity.Owing to this, the socialstructurehasto be searchedin detail in
orderto understandtheprocess.
At thesametime,thetransformationprocessof thespatialstructurecannotbe
searched,as well. Althoughthespatialtransformationin theareasince1968is well-
known,any datafor spatialtransformationcould not be found. Only, the existing
patternhasbeensearchedin this studyandfor thecurrenttime.After thesestudies,if
newresearchesareto bemade,newdatawill benecessaryfor thefuturestudies.
Identificationsof sellersandbuyersandtheirmannershaveto besearchedsuch
thatsomedatacanbeconsideredfor thedirectionof themarket.But dueto lackof time
itwasnotpossibletoreachtothosepeople.
As thetaxationsareimportanto establishnewlandpolicies,thecharacteristics
oftherealestateandtradetaxesarealsoimportantandtheyhaveto besearchedsince
thebeginningtill today.Theyhaveto besearchedfor theobstructionsin questionor for
decreasethelandspeculation,butthesesubjectscouldnotbesearched,becauseof the
lackof thesamereasons.
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